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To  the  Ladies  and  Gentlemen  of  this  and  future  decades: 

As  Chairman,  of  the  Lakehead  Renewal  Authority,  I 
believe  the  data  correlated  in  this  report  will  prove  to  be  of 
inestimable  value,  presenting  the  results  of  many  months  of 
study,  by  our  Authority  members,  our  former  Director,  Mr.  Harry 
Parsons,  our  present  Director,  Mr.  Robin  Whitelaw,  and  the  staff. 

Ours  has  been  a  pioneer  study  in  many  ways.  It  is 
the  first  time  in  Ontario  that  a  Renewal  Study,  under  Section  33 
(1)  (h)  of  the  National  Housing  Act,  1954,  has  been  undertaken 
to  cover  several  municipalities — in  our  case,  five.  In  1962,  the 
Cities  of  Fort  William  and  Port  Arthur  and  the  Municipalities  of 
Neebing,  Paipoonge  and  Shuniah,  realizing  their  mutual  needs, 
and  with  the  approval  of  the  Province  of  Ontario,  signed  an 
agreement  with  Central  Mortgage  and  Housing  Corporation 
for  the  undertaking  of  a  joint  Renewal  Study. 

Each  of  the  five  participating  Municipalities  was  given 
power  to  appoint  three  members  to  form  our  Lakehead  Renewal 
Authority.  Our  first  meeting  was  held  May  31,  1962,  when  I 
was  elected  Chairman. 

This  report  represents  a  summary  of  the  studies  that  have 
been  undertaken.  Considerably  more  information  and  statistics, 
not  reproduced  here,  are  available  for  study  and  will  be  distribu¬ 
ted,  wherever  required,  upon  request. 

I  appreciate  the  efforts  expended  by  all  those  who  partici¬ 
pated  in  this  extensive  study  and  it  is  only  "in  the  future",  as 
the  Lakehead  with  its  human  and  natural  resources  expands 
and  develops,  that  the  value  of  their  efforts  will  be  fully  appre¬ 
ciated. 

This  has  been  one  more  venture  in  which  "service"  to 
this  area  has  been,  for  me,  a  distinct  pleasure  and  a  privilege. 

Sincerely, 


Eunice  M.  K.  B.  Wishart,  Chairman 


August  4,  1964 


LAKEHEAD  RENEWAL  AUTHORITY  MEMBERS: 
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PART  1  —  PURPOSE,  OBJECTIVES  &  RECOMMENDATIONS  OF  STUDY 


The  Need  for  a  Renewal  Study: 

The  need  for  a  Renewed  Study  at  the  Lakehead  was 
outlined  in  the  original  application  to  Central  Mortgage  and 
Housing  Corporation  lor  a  Part  V  grant  under  Section  33  of 
the  National  Housing  Act  (1954).  It  was  stated  therein  as  follows: 


“There  are  certain  areas  and  buildings  in  the  Cities 
of  Fort  William  and  Port  Arthur  and  in  the  urban  fringe  areas 
of  the  Municipalities  of  Neebing,  Paipoonge,  and  Shuniah 
which,  through  the  condition  of  the  housing,  as  a  consequence 
of  structural  or  locational  defects,  appear  to  require  conserva¬ 
tion,  rehabilitation,  or  urban  redevelopment  in  varying  degrees. 
The  day  to  day  implementation  of  the  various  planning  and 
other  Municipal  instruments  depends  upon  their  immediate  re¬ 
view,  based  upon  fundamental  and  applied  research,  to  formu¬ 
late  policies  and  proposals  which,  among  other  things,  will 
aim  generally  to  improve  housing  conditions. 

The  recent  mapping  of  the  area  and  the  Lakehead 
Traffic  Report  have  shown  the  value  of,  and  the  need  for, 
research  and  fact-finding  studies  into  the  whole  of  the  Lakehead 
in  order  to  assess  the  present  situation,  and  to  identify  areas 
both  generally  and  specifically  for  remedial  action  or  redevelop¬ 
ment. 


The  Municipalities  of  Neebing  and  Paipoonge,  and  the 
Township  of  McIntyre  have  Official  Plans,  and  the  Cities,  to¬ 
gether  with  the  Municipality  of  Neebing,  have  Zoning  By-Laws. 
Studies  which  have  been  carried  out  in  relation  to  the  prepara¬ 
tion  of  Official  Plans  and  Zoning  By-Laws  for  the  remaining 
areas  of  the  Lakehead,  and  into  the  day  to  day  operation  and 
review  of  the  instruments  in  present  use,  all  indicate  the  need 
for  a  detailed,  specific  study  into  the  housing  situation. 


The  Lakehead  area  does  not  have  the  serious  slum 
problems  of  the  major  Canadian  cities  but  there  is  a  growing 
awareness  in  Councils.  Planning  Boards.  Housing  Authon Ues, 
and  Health  Units,  of  the  need  to  measure  the  present  situa- 
ation  in  order  to  propose  redevelopment,  renewal  or  remedial 
policies  in  terms  of  the  area  as  a  whole— before  the  deterioratio 
can  develop  into  decay.  There  did  not  exist  at  the  tnne  *ny 
systemized  foundation  of  basic  statistical  information  which 


could  be  used  to  formulate  future  policy.  This  study  is  therefore 
intended  to  form  a  collection  of  specific  and  general  information 
and  proposals  on  the  basis  of  research  into  the  renewal  potential 
of  the  Lakehead  area  as  of  1962. 

Initiation  and  Organization  of  Study: 

1.  At  their  meetings,  early  in  1961,  the  Lakehead  Planning  Board 
became  aware  of  the  need  for  an  overall  examination  of  the 
housing  situation  in  the  Lakehead  cnea.  It  was  further  real¬ 
ized  that  a  study  of  the  two  Cities  alone  would  not  be  suffic¬ 
ient  but  that  it  should  be  extended  to  include  the  three  rural 
Municipalities  as  well.  The  area  concerned  which  will  be 
referred  to  in  this  report  as  the  Lakehead  Area  includes  the 
City  of  Fort  William,  the  City  of  Port  Arthur,  and  the  Munici¬ 
palities  of  Neebing,  Paipoonge,  and  Shuniah. 

2.  On  October  5,  1961,  a  meeting  was  held  in  the  Port  Arthur 
Public  Library  to  present  the  Urban  Renewal  Study  Proposal 
to  the  members  of  the  Lakehead  Planning  Board  and  the 
members  of  the  five  Area  Planning  Boards.  As  a  result 
of  this  meeting  it  was  decided  to  present  the  modified 
Proposal  to  the  Planning  Boards  of  the  Cities  of  Fort  William 
and  Port  Arthur  and  the  Municipalities  of  Neebing,  Paipoonge, 
and  Shuniah  for  their  approval. 

3.  The  following  resolution  was  passed  by  all  five  of  the  partici¬ 
pating  Councils: 

"THAT  the  Minister  of  Municipal  Affairs  be  advised  of  the 
nature  of  the  proposed  study  and  the  intention  of  the  Cities 
and  Municipalities  of  the  Lakehead  to  make  application  to 
the  Central  Mortgage  and  Housing  Corporation  for  financial 
aid  to  conduct  an  urban  renewal  study,  with  the  reauest 
that  the  Minister  arrange  for  written  approval  to  the  making 
of  such  an  application  and  such  a  study  (R.S.O.  1960,  C.296. 
s.21); 

THAT  the  application  be  made  to  the  Central  Mortgage  and 
Housing  Corporation  pursuant  to  Section  33  (I)  (h)  of  the 
National  Housing  Act,  1954,  for  a  financial  contribution  in  the 
amount  of  $33,750.00  which  represents  75%  of  the  estimated 
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cost  of  $45,000.00*  required  for  the  purpose  of  conducting  the 
Lakehead  Urban  Renewal  Study;  and 

THAT  the  Lakehead  Planning  Board  be  authorized  to  prepare 
and  submit  to  the  Minister  of  Municipal  Affairs  and  to  Central 
Mortgage  and  Housing  Corporation  the  detailed  submission 
containing  the  estimate  of  the  cost  of  the  study  and  of  the 
study  program;  and 

‘Revised  later  to  read  $35,000.00 

THAT  it  is  understood  that  all  necessary  survey  and  analyt¬ 
ical  phases  of  the  said  study  will  be  conducted  by  the  Area 
Planning  Boards  under  the  supervision  of  the  Director  of 
the  Lakehead  Planning  Board  with  the  co-operation  of  the 
Municipal  Departments  and  Offices  where  required;  and 
THAT  the  formulation  of  proposals  will  be  under  the  direction 
of  the  Lakehead  Planning  Board,  with  the  assistance  of  the 
Technical  Officers  of  the  Area  Planning  Boards." 

4.  On  December  18,  1961,  approval  was  sought  from  the  Honor¬ 
able  F.  M.  Cass,  Minister  of  Municipal  Affairs,  under  Section 
21  of  the  Planning  Act,  for  the  Cities  of  Fort  William  and  Port 
Arthur  and  the  Municipalities  of  Neebing,  Paipoonge,  and 
Shuniah,  to  enter  into  an  agreement  with  the  Central 
Mortgage  and  Housing  Corporation  for  carrying  out  a  study 
relating  to  the  physical  condition  of  the  Lakehead  area. 

5.  Mr.  Cass  on  January  4,  1962  gave  his  individual  approval 
concurrently  to  each  of  the  five  participating  municipalities — 
with  the  condition  that  a  Joint  Liaison  Committee  be  estab¬ 
lished  to  serve  as  a  co-ordinating  body  and  to  receive  progress 
reports  during  the  term  of  study. 

6.  The  Lakehead  Renewal  Study  Proposal  was  submitted  to 
Central  Mortgage  and  Housing  Corporation  in  February 
1962. 

7-  On  April  5,  1962,  at  a  meeting  of  the  Treasury  Board  and  with 
the  approval  of  his  Excellency,  the  Governor  General  in 
Council  (P  C.  1962-22/ 463),  Central  Mortgage  and  Housing 
Corporation  was  given  authority  under  Section  33  National 
Housing  Act  (1954),  to  enter  into  agreement  with  the  Cities  of 
1-ort  William  and  Port  Arthur  and  the  Municipalities  of  Neeb¬ 
ing,  Paipoonge  and  Shuniah,  for  a  study  relating  to  the  hous¬ 
ing  conditions  in  the  above-mentioned  cities  and  muni¬ 
cipalities,  in  order  to  determine: 

(a)  the  extent  and  type  of  new  housing  required  to  relieve 
overcrowding  and  to  adequately  rehouse  families  who 
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may  be  displaced  by  an  urban  renewal  programme;  - 

(b)  the  extent  to  which  rehabilitation  of  existing  housing  is 
necessary,  the  method  of  effecting  such  rehabilitation  and 
of  preventing  further  deterioration  of  the  quality  of  hous¬ 
ing; 

(c)  the  area  or  areas  which  should  be  redeveloped  and  the 
type  and  order  of  redevelopment  which  should  be  under¬ 
taken; 

the  cost  of  the  arrangement  not  to  exceed  $35,000  is  to  be 
borne  75%  by  the  Corporation  and  25%  by  the  Cities  of  Fort 
William  and  Port  Arthur  and  the  Municipalities  of  Neebing, 
Paipoonge  and  Shuniah  on  a  per  capita  basis. 

An  agreement  was  drawn  up  between  the  five  participating 
Municipalities,  the  Lakehead  Planning  Board,  and  Central 
Mortgage  and  Housing  Corporation  and  signed  on  July  4, 
1962. 


The  first  meeting  of  the  Liaison  Committee  or  as  it  was  to  be 
known,  the  Lakehead  Renewal  Authority,  took  place  on  May 
31,  1962  in  the  Lakehead  Planning  Board  offices.  The  Authority 
membership  consists  of  three  citizen  appointees  from  each 
of  the  five  participating  municipalities.  The  Authority  was 
appointed  for  the  course  of  the  study  plus  twelve  months  and 
held  regular  monthly  meetings. 


The  members  of  the  Lakehead  Renewal  Authority  are: 
Mrs  Eunice  M.  K.  B.  Wishart,  Chairman  —  Port  Arthur 

Mr.  K.  Hammond,  Vice-Chairman  —  Neebing 

Mr.  J.  M.  Hamilton  —  Fort  William 

Mr.  L.  Y.  McIntosh  —  Fort  William 

Mr.  L.  Rapley  —  Fort  William 

Mr.  E.  Gayoski  —  Neebing 

Mr.  J.  E.  Pappin  —  Neebing 

Mr.  H.  Gammond  —  Paipoonge 

Mr.  M.  G.  Smith  —  Paipoonge 

Mr.  M.  J.  Vibert  —  Paipoonge 

Mr.  W.  D.  Mackinnon  —  Port  Arthur 

Mr.  J.  O.  G.  White  —  Port  Arthur 

Mrs.  Margaret  Page  —  Shuniah 

Mr.  O.  Trevisanutto  —  Shuniah 

Mr.  N.  Vickruck  —  Shuniah 


STUDY 


Advisors  to  the  Authority: 

Mr.  J.  F.  Brown,  Redevelopment  Officer,  Dept,  of  Municipal 
Affairs. 

Mr.  J.  A.  MacGowan,  Central  Mortgage  and  Housing 
Corporation 

Mr.  W.  Uchacz,  Shuniah 
Mr.  K.  Sowa,  Neebing 
Mr.  D.  McKay,  Paipoonge 
Secretary — Mr.  T.  B.  McCormack,  Port  Arthur 
Treasurer — Mr.  D.  Thompson,  Fort  William 
10.  The  study  was  carried  out  under  the  direction  of  Mr.  Harry 
Parsons,  M.C.D.,  B.  Arch.,  Director  of  the  Lakehead  Planning 
Board,  (resigned  December  31,  1963)  with  the  assistance 
of: 

Mr.  Robin  Whitelaw,  B.  Arch.,  (Associate  Director  January 
1,  1964). 

Mrs.  Barbara  Melnyk,  B.A.  (Sociology). 

Mrs.  Myrtle  Armstrong,  B.A.,  M.A.,  (Political  Economics). 

In  addition,  a  part  time  and  summer  student  staff  completed 
the  Lakehead  Renewal  group.  The  staff  of  the  Lakehead 
Planning  Board  gave  valuable  assistance  in  the  prepara¬ 
tion  of  maps,  typing  and  survey  work. 

Appreciation  must  also  be  expressed  for  the  assistance 
given  to  the  staff  by  the  various  departments  of  the  Cities  of 
Fort  William  and  Port  Arthur,  and  the  Municipalities  of 
Neebing,  Paipoonge,  and  Shuniah,  the  departments  of  the 
Province  and  Central  Mortgage  and  Housing  Corporation. 

Objectives  of  the  Study: 

The  Lakehead  Renewal  Study,  and  in  particular,  the 
collection  and  collation  of  information  relating  to  the  social, 
economic  and  physical  factors  of  housing  and  urban  conditions 
in  the  Lakehead,  was  undertaken  in  order  to  accomplish  the 
following  objectives: 

(1)  To  produce  a  clear  documentation  of  the  existing  encourage¬ 
ment,  enforcement  and  remedial  methods  and  their  effective¬ 
ness  in  the  prevention  of  blight. 

(2)  To  determine  present  trends  in  order  to  arrange  for  future 
residential  and  complementary  uses  to  meet  the  changing 
needs  and  demands  of  the  community. 

(3)  To  propose  measures  whereby  the  existing  planning  instru¬ 
ments  may  be  altered  so  as  to  produce  a  more  effective  use 


of  land  and  buildings. 

(4)  To  prepare  a  series  of  maps  and  documents  including  a 
report  so  that  the  elected,  appointed,  and  technical  serv¬ 
ants  of  the  Municipalities  and  the  people  of  the  Lakehead 
may  inform  themselves  of  the  housing  situation  as  of  1962. 

(5)  To  identify  areas  of  blight  and  substandard  housing  and 
on  the  other  hand  to  identify  areas  of  high  residential  stand¬ 
ard  or  amenity  as  a  basis  for  proposals  on  redevelopment, 
rehabilitation  and  renewal  in  specific  areas  and  to  correlate 
these  proposals  with  code  enforcement  activities. 

(6)  To  prepare  recommendations  for  Municipal,  Provincial,  and 
Federal  action,  and  for  private  development  with  regard  to 
our  urban  planning  and  housing  problems. 

(7)  To  make  exercises  into  the  civic  design  aspect  of  specified 
areas  with  a  cost/benefit  analysis  in  order  to  indicate  and 
illustrate  the  redevelopment  and  renewal  potential. 

(8)  To  incorporate  this  study  with  other  existing  and  concurrent 
studies  which  are  being  carried  out  under  separate  adminis¬ 
tration  into  municipal  boundaries,  recreation,  sewer  and 
water,  and  traffic  and  roads  so  that  policies  may  be  designed 
to  integrate  the  various  aspects  of  human  desire  and  satis¬ 
faction  in  terms  of  the  urban  scene. 

(9)  To  identify  social  and  economic  housing  needs  and  unsatis¬ 
fied  demand  through  the  investigation  of  land  use,  location, 
condition  and  occupancy  of  housing  in  the  Lakehead. 

Problems  Met  in  Course  of  Study: 

Many  delays  and  problems  have  been  experienced  dur¬ 
ing  the  course  of  the  Lakehead  Renewal  Study.  Three  of  them 

are  of  general  interest  and  could  be  noted.  The  first  two  were 

unavoidable  while  the  third  reflects  an  operational  error. 

1.  Staffing  —  Although  much  advertising  was  done  to  obtain 
two  qualified  planners  to  come  to  the  Lakehead  for  the  term 
of  the  study  (15  months),  it  was  possible  to  obtain  only  one. 
This  left  a  serious  gap  in  the  study  team.  Except  for  the  socio¬ 
logy  major,  the  remainder  of  the  staff  was  either  part  time 
or  short  term  and,  in  the  main,  untrained.  Other  municipalities, 
in  similar  circumstances,  may  be  advised  to  inquire  into  the 
services  of  an  experienced  consulting  firm  before  embarking 
on  their  own. 
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2.  Statistics  —  Since  the  Lakehead  Renewal  Study  was  a 
regional  study,  it  was  necessary  to  consult  live  separate 
Municipal  oifices  to  obtain  existing  statistical  records. 
This  in  itself  was  surmountable  but  difficulty  arose  when  it 
was  discovered  that  the  individual  records  had  varying  bases 
and  varying  limits  of  availability.  Visual  maintenance  surveys 
were  encumbered  by  the  size  of  the  area  to  be  studied — ap¬ 
proximately  620  square  miles. 

3.  Insufficient  Preliminary  Preparation  —  Experience  at  the  Lake- 
head  would  indicate  that  if  a  study  is  to  have  a  smooth  opera¬ 
tion,  it  must  be  very  carefully  programmed  in  advance.  Each 
step  towards  the  desired  conclusion  should  be  known.  The 
following  points  which  are  indicative  of  problems  met  through¬ 
out  the  study  are  recorded  as  a  recommendation  for  future 
studies. 

(a)  Assess  all  existing  material.  Determine  which  material 
is  useful  and  complete  and  which  material  requires  up¬ 
dating.  Organize  this  material  so  that  it  is  conveniently 
available. 

(b)  Determine  the  material  that  must  be  newly  acquired  — 
the  sources  or  methods  in  which  it  can  be  obtained  and 
the  availability  of  these  sources. 

(c)  If  surveys  are  required  —  set  up  the  questionnaires  or 
survey  sheets  and  test  them  thoroughly.  It  may  be  found 
that  there  is  insufficient  time  to  conduct  a  complete  sur¬ 
vey  from  these  tests.  Determine  the  size  of  sample. 

(d)  Set  up  a  detailed  and  comprehensive  program  for  the 
study. 

(e)  If  the  study  has  a  time  limit,  set  up  the  program  to 
suit  the  time  allowed.  Above  all  —  stay  as  closely  to  your 
timing  schedule  as  possible  and  avoid  tendencies  to  over¬ 
develop  various  aspects  of  the  study  at  the  expense  of 
others. 

(f)  Knowing  exactly  what  jobs  require  to  be  done,  then 
determine  the  staffing  that  is  required.  If  it  is  not  possible 
to  acquire  suitable  staff  —  the  program  should  be  re¬ 
studied  accordingly. 
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Summary  of  Principle  Recommendations: 

The  prime  purpose  of  an  Urban  Renewal  programme  is 
to  establish  conditions  which  will  provide  for  the  improvement 
and  maintenance  of  the  social  and  physical  needs  of  the  people. 
In  order  to  achieve  the  most  beneficial  expression  of  this  aim, 
the  Cities  and  Municipalities  of  the  Lakehead  area  have  under¬ 
taken  this  study  on  a  regional  basis.  Consequently,  the  renewal 
programmes  suggested  in  this  report  have  taken  two  forms: 

(1)  Renewal  programmes  of  a  regional  nature  —  those  which 
concern  all  five  participating  municipalities. 

(2)  Renewal  programmes  of  a  local  nature  —  those  which  are 
particular  to  one  municipality  only. 

The  principle  recommendations  contained  in  this  report 
are  as  follows: 

1 .  It  is  recommended  that  a  commission  be  formed  to  study  the 
strengths  and  weaknesses  of  the  present  boundary  oriented 
political  units  in  the  Lakehead  area,  An  argument  is  pre¬ 
sented  for  the  creation  of  a  Lakehead  Regional  Council 
which  it  is  felt  could  come  to  grips  with  the  growing  re¬ 
gionalization  of  many  problems  and,  at  the  same  time, 
preserve  to  the  maximum  those  matters  in  which  local 
autonomy  is  both  feasible  and  desirable. 

2.  It  is  recommended  that  a  "Clean  Air  Commission"  be  estab¬ 
lished  by  the  Councils  and  Health  Units  of  the  Lakehead 
area.  This  Commission  would  be  responsible  for  the  study 
into  and  the  implementation  of  an  air  pollution  by-law 
which  would  be  effective  for  the  whole  area. 

3.  In  order  to  bring  about  the  renewal  of  the  rivers  and  streams 
of  the  Lakehead  area,  and  the  evolvement  of  more  com¬ 
prehensive  water  and  sewer  systems,  the  major  recommen¬ 
dations  contained  in  the  Ontario  Water  Resources  Commis¬ 
sion  reports  of  1959  and  1960  are  re-emphasized  in  this 
study. 

4.  It  is  recommended  that  a  soil  map  of  the  Lakehead  area 
be  prepared  to  assist  in  the  renewed  and  development  of  the 
rural  municipalities. 

5.  It  is  recommended  that  for  the  greater  enjoyment  of  the 
Lakehead  area  a  visual  and  recreational  renewal  program¬ 
me  be  undertaken  on  the  basis  of:  co-ordination  of  the  aims 


of  the  parks,  lands  and  forests,  conservation  and  agricul¬ 
tural  agencies  to  give  control  over  all  land  within  40  miles 
of  the  Lakehead  and  result  in  creation  of  a  regional  parks 
plan;  a  skeleton  of  new  landscape  amenity  along  the 
proposed  expressway  and  projected  to  join  the  conserva¬ 
tion  areas  along  the  rivers  that  it  bridges;  the  introduction 
of  small  parks  into  more  crowded  residential  areas,  forma¬ 
tion  of  neighbourhood  committees  for  improvement  of  local 
amenity;  a  tree  by-law. 

6-  In  order  to  more  adequately  deal  with  housing  problems 
in  the  Lakehead  area,  it  is  recommended  that  consideration 
be  given  to  the  establishment  of  a  Regional  Housing  Author¬ 
ity.  The  need  for  regional  co-ordination  and  joint  participa¬ 
tion  in  the  complex  housing  market,  as  expressed  by  the 
findings  of  the  study,  would  be  indicated  by  the  following 
points  which  are  submitted  for  consideration:  The  broad¬ 
ening  of  "demand"  surveys;  a  spectrum  of  interest  rates 
related  to  incomes  —  particularly  the  lower  income  groups; 
extension  of  new  home  financing  methods  to  subsequent 
owner  purchasers;  special  housing  for  the  elderly;  need  for 
feedback  research  collection  to  test  programme  efficiency. 

7.  It  is  recommended  that  the  National  Building  Code  be 
adopted  by  the  Cities  and  Municipalities  of  the  Lakehead 
area  in  order  to  provide  a  uniform  standard  for  develop¬ 
ment. 

8.  It  is  recommended  that  an  Occupancy  and  Maintenance 
By-law  be  put  into  effect  by  the  Cities  and  Municipalities 
of  the  Lakehead  area  as  a  major  tool  for  the  upgrading  of 
present  residential  buildings. 

9-  It  is  recommended  that  encouragement  be  given  to  the 
Downtown  merchants  in  both  Cities  to  undertake  a  compre¬ 
hensive  rehabilitation  programme  of  the  business  districts 
and  that  organizations  with  formats  similar  to  the  Norwich 
Plan  be  set  up.  It  is  necessary  that  this  programme  be  under¬ 
taken  in  accord  with  an  overall  redevelopment  plan  of  the 
downtown  area. 


10.  It  is  recommended  that,  for  the  immediate  future,  the  re¬ 
newal  of  the  Cities  of  Fort  William  and  Port  Arthur  can 
best  be  served  by  continued  concentration  on  the  installa¬ 
tion  and  maintenance  of  municipal  services.  The  program¬ 
mes  of  major  concern  are: 

(a)  curbing  and  paving  of  streets, 

(b)  completion  of  sanitary  sewer  improvements, 

(c)  storm  sewer  systems, 

(d)  planting  of  trees  on  boulevards. 

11.  It  is  recommended  that  the  Cities  of  Fort  William  and  Port 
Arthur  endeavor  to  take  advantage  of  the  increased  assis¬ 
tance  made  available  by  the  Federal  and  Provincial  Gov¬ 
ernments  to  municipalities  for  the  undertaking  of  Urban 
Renewal  Schemes-  Areas  which  appear  to  be  in  need  of 
redevelopment  have  been  defined  and  suggested  projects 
are  outlined  in  Part  4-3  of  the  report. 

12.  It  is  recommended  that  continuous  studies  be  undertaken 
of  these  areas,  defined  as  Rehabilitation  Areas,  to  formu¬ 
late  programmes  of  renewal  for  local  implementation  and 
that  the  interest  and  co-operation  of  the  affected  public 
bodies,  service  groups  and  individual  property  owners  be 
sought. 

13.  It  is  recommended  that  the  occurrence  of  scattered  sub¬ 
standard  or  blighted  housing  in  the  rural  Municipalities  be 
controlled  by  the  vigorous  application  of  enforcement  codes 
The  major  tool  in  this  respect  will  be  a  Maintenance  and 
Occupancy  By-law 

14.  It  is  recommended  that  the  Municipality  of  Shuniah  endeavor 
to  enter  into  an  agreement  with  the  Federal  and  Provincial 
Governments  to  undertake  an  Urban  Renewal  Scheme  for 
the  Jumbo  Gardens  area  (Area  #1). 

15.  It  is  recommended  that  assistance  be  sought  from  the  ARDA 
(Agricultural  Rehabilitation  Development  Act  programmes 
to  determine  the  best  solution  to  a  declining  agricultural 
base  in  the  Townships  of  Blake,  Crooks,  and  Pardee  and 
parts  of  the  Municipality  of  Paipoonge. 
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PART  2  —  DEVELOPMENT  OF  THE  LAKEHEAD 


Location: 

Situated  at  the  head  of  the  Great  Lakes,  the  Cities  of  Fort 
William  and  Port  Arthur  are  known  throughout  the  shipping 
world  as  the  Lakehead  —  the  "Gateway  to  the  West". 

With  the  two  Cities  at  its  mid-point,  the  Lakehead  area 
extends  north  and  south  along  the  edge  of  Thunder  Bay,  an  inlet 
on  the  northwest  shore  of  L.ake  Superior.  In  a  national  sense, 
its  position  is  the  geographical  centre  of  Canada.  In  closer 
terms,  it  lies  approximately  400  mile  east  of  Winnipeg,  900  miles 
northwest  of  Toronto  and  40  miles  north  of  the  United  States 
border, 

The  Lakehead  is  situated  in  the  District  of  Thunder  Bay 
— one  of  the  three  Districts  that  constitute  the  area  commonly 
known  as  Northwestern  Ontario.  The  others  are  the  District  of 
Rainy  River  and  the  District  of  Kenora.  Thunder  Bay  is  the  most 
populated  and  developed  of  the  three  Districts  and  covers  ap¬ 
proximately  50,000  square  miles  with  a  population  approaching 
140,000  people.  Two-thirds  of  this  population  are  located  in  the 
two  Cities. 

Early  History: 

The  first  white  settlement,  in  the  Lakehead  area,  is 
thought  to  have  been  a  fur  trading  post  erected  by  Dulhut  in 
1678.  This  was  succeeded,  in  1717,  by  a  larger  fort  built  at  the 
mouth  of  the  Kaministikwia  River,  by  the  French.  During  the 
Seven  Years  War,  however,  this  fort  was  abandoned. 

It  was  rediscovered  by  the  British  and  rebuilt  early  in 
the  19th  century  and  used  as  a  main  trading  post  by  the 
North  West  Company.  In  1807,  the  settlement  ,was  named 
Fort  William  after  William  McGillivray,  the  Governor  of  the 
North  West  Company.  In  1816,  the  fort  was  seized  by  Lord  Selkirk 
and  in  1821,  after  the  Hudson's  Bay  Company  absorbed  the 
North  West  Company,  it  became  a  little  used  post.  Further  acti¬ 
vity  except  for  an  Indian  settlement  did  not  take  place  in  Fort 
William  until  the  arrival  of  the  McKellaT  family  in  1863 

Meanwhile  the  first  homestead  had  been  erected  in  the 
area  that  is  now  Port  Arthur.  Robert  McVicar  built  a  home 
there  in  1856,  which  was  subsequently  used  by  the  Gladman- 
Hind-Dawson  expedition,  as  its  base.  The  settlement  at 
Port  Arthur  began  to  develop  in  1858.  when  a  Toronto  qroup 
organized  the  Rescue  Company  to  expediate  trade  with  the 
prairies.  This  enterprise  floundered,  in  1862,  when  it  lost  its 
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government  mail  contract.  Activity  resumed  when  the  Thunder 
Bay  silver  mine  went  into  operation  in  1866.  Construction  of 
the  Dawson  Road  brought  further  people  into  the  area.  This 
road  was  built  in  1869-70,  under  the  direction  of  Simon  Dawson, 
to  reach  the  water  route  to  the  Prairies.  General  Wolsely 
travelled  the  road  in  1870,  to  curb  the  first  Riel  Rebellion,  and  it 
was  he  who  named  the  settlement  Prince  Arthur's  Landing. 

In  1874,  the  two  settlements  joined  forces  and  pressed  a 
joint  claim  to  be  the  lake  terminal  of  the  projected  railway 
to  the  west.  The  request  was  granted  and  the  first  sod  for  the 
new  railway  was  turned  in  1875,  at  West  Fort  William.  The  link 
to  Selkirk,  Manitoba  was  completed  in  1822  and  the  first  Mani¬ 
toba  grain  arrived  at  Lake  Superior  that  year.  To  insure  a  link 
with  the  new  railroad,  Prince  Arthur's  Landing  built  a  connecting 
link  in  1876  and  at  the  CPR's  suggestion,  changed  its  name  to 
Port  Arthur.  To  improve  harbor  facilities,  the  Federal  Govern¬ 
ment  erected  a  breakwater  at  Port  Arthur  and  dredged 
the  mouth  of  the  Kaministikwia  River  in  Fort  William.  By  1885, 
when  the  rail  line  was  completed  to  the  west,  both  settle¬ 
ments  had  successful  elevators  in  operation. 

In  1889,  the  authorities  at  Port  Arthur  seized  a  CPR 
train  for  payment  of  taxes.  As  a  result.  Sir  William  Van  Home, 
President  of  the  CPR,  moved  all  CPR  operations  to  Port  William. 
Fort  William  naturally  thrived  with  this  event.  Port  Arthur  did  not 
pick  up  steam  again  until  1902,  when  it  was  successful  in  having 
the  Canadian  Northern  Railway  make  it  their  lakehead  terminal. 
Shortly  thereafter,  a  main  source  of  friction  between  the 
two  communities  was  removed  when  the  Federal  Government 
decreed  a  new  policy  which  treated  the  two  harbors  as  a  general 
unit. 

In  recent  decades,  the  two  Cities  have  continued  to  grow 
at  much  the  same  rate  and  have  become,  in  effect,  a  social  and 
economic  unit  —  although  not  a  political  unit. 

Administrative  Organization: 

The  Lakehead  Planning  Area  encompasses  five  separate 
municipal  bodies  —  the  Cities  of  Fort  William  and  Port  Arthur, 
and  the  Municipalities  of  Neebing,  Paipoonge,  and  Shuniah.  The 
Municipality  of  Neebinq  in  turn,  contains  the  Townships  of  Neeb- 
inq.  Blake,  Crooks  and  Pardee.  It  stretches  south  from  the  borders 
of  Fort  William  along  the  shore  of  Lake  Superior  to  the  United 
States  border.  The  Municipality  of  Shuniah  contains  the  Town¬ 
ships  of  Mclntrye,  McGregor,  and  McTavish  and  extends  from 
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the  borders  of  Port  Arthur  along  the  shore  in  a  north-easterly 
direction.  Paipoonge  is  an  inland  municipality  to  the  west  of 
Neebing  and  situated  in  the  Kaministikwia  River  valley.  The 
total  area  contained  is  approximately  620  square  miles.  The  In¬ 
dian  Reserve  No.  52  lies  to  the  east  of  Neebing  Township  and 
to  the  south  of  Fort  William. 


Originally,  in  1873,  the  entire  area  was  one  municipality 
and  known  as  Shuniah.  Shortly  thereafter  it  began  to  be  broken 
up  into  smaller  areas.  The  first  separation  occurred  in  1881  when 
the  Municipality  of  Neebing  was  formed  comprising  the  Town¬ 
ships  of  Neebing,  Paipoonge,  Blake,  Crooks,  Pardee,  and  Mc- 
Kellar.  In  1884,  the  Town  of  Port  Arthur  was  incorported  and 
in  1892  a  portion  of  the  Municipality  of  Neebing  was  incorporated 
to  become  the  Town  of  Fort  William.  Port  Arthur  became  a  city 
in  1906  and  Fort  William  in  1907.  Paipoonge  withdrew  from  the 
Municipality  of  Neebing  in  1904  to  form  its  own  municipal  or¬ 
ganization.  Shuniah  as  it  now  exists  was  created  by  an  act  of 
the  Ontario  Legislature  in  1936. 


Each  of  the  five  Municipalities  has  a  Planning  Board 
established  under  the  legislation  of  the  Planning  Act  (Ontario). 
To  demonstrate  the  manner  in  which  planning  legislation  spread 
throughout  the  Lakehead  area,  the  records  of  the  Depart¬ 
ment  of  Municipal  Affairs  indicate  the  times  at  which  the  Plan¬ 
ning  Areas  were  defined  by  the  Minister. 


Fort  William  — 
Neebing  — 

Port  Arthur  — 
Paipoonge  — 
Shuniah  — 


June  3,  1946 
August  30,  1948 
November  14,  1950 
May  25,  1953 
December  29,  1953 


Each  of  the  Cities  has  a  Planning  Administrator.  The 
Municipalities  of  Neebing  and  Shuniah  have  a  joint  Planning 
Administrator  and  the  Municipality  of  Paipoonge  has  a  Secre¬ 
tary-Treasurer  who  is  on  the  staff  of  the  Lakehead  Planning 
Board.  Each  of  the  Municiplities  has  a  Committee  of  Adjustment. 

The  following  chart  indicates  the  existence  and  the  date 
of  approval  of  the  planning  instruments. 


Official 

Zoning 

Subdivision 

Plan 

By-law 

Control 

By-Law 

Fort  William . ... 

.  1946 

1940 

1953 

Port  Arthur _ 

. .  1951 

1949 

— 

Neebing  . . . . 

.  1961 

1962 

1954 

Paipoonge  . . 

.  1960 

approval  pending* 

1959 

Shuniah  . . 

. .  1958 

approval  pending* 

1959 

*by  Ontario  Municipal  Board 


It  soon  became  evident  with  the  establishment  of 
the  local  Planning  Boards  that  common  goals  were  becoming 
a  necessity.  The  planning  of  adjacent  borders,  municipal  serv¬ 
ices,  and  traffic  routes  became  a  problem  which  could  best  be 
solved  by  common  action.  A  Fact-Finding  Committee  was  set 
up  which  recommended  the  formation  of  a  Joint  Planning  Board. 
This  recommendation  was  ratified  by  all  five  Councils  and  on 
February  15,  1957,  the  Minister  named  and  defined  the  Lakehead 
Planning  Area.  The  boundary  of  the  Lakehead  Planning  Area 
was  defined  to  include  only  the  municipalities  which  had  local 
planning  bodies.  The  purpose  of  the  Lakehead  Planning  Board 
is  to  foster  co-operation  and  the  study  of  common  problems,  at 
an  official  level-  It  is  a  co-ordinating  and  advisory  body  —  with 
membership  made  up  of  a  Councillor  and  a  Citizen  member 
from  each  of  the  five  participating  Municipalities. 
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PART  3  —  MAJOR  FINDINGS  IN  THE  STUDY  AREA 


3  -  1  POPULATION 

In  order  to  consider  the  renewal  potential  of  the  Lakehead 
area  during  the  next  two  decades,  it  is  necessary  to  examine 
the  effects,  which  may  be  occasioned  by  population  changes, 
on  need  and  demand. 

Population  Growth: 

In  1901  the  population  of  the  District  of  Thunder  Bay  was 
11,219  persons  of  whom  6,847  persons  (61%)  lived  in  the  Cities 
of  Fort  William  and  Port  Arthur.  In  the  next  60  years,  the 
District  population  increased  to  138,500  persons  and  included 
90,490  persons  (65%)  who  lived  in  the  two  Cities.  Much  of  the 
non-urban  increase  occurred  in  the  resource  communities  of 
the  District  with  a  relative  decline  in  the  agricultural  popula¬ 
tion. 

The  combined  population  of  the  Cities  of  Fort  William 
and  Port  Arthur  grew  very  rapidly  from  approximately  7,000 
persons  at  the  turn  of  the  century  to  almost  43,000  persons  in 
1915.  However,  by  the  end  of  World  War  I,  it  had  dropped 
considerably  to  just  33,000  persons.  During  the  period  between 
the  two  World  Wars,  the  cities  experienced  very  little  growth. 
Fort  William  which  had  a  population  of  27,000  persons  in  1915 
did  not  again  record  this  figure  until  1941.  A  similar  situation, 
although  not  quite  so  pronounced,  occurred  in  Port  Arthur  with 
little  growth  during  the  late  1920's  and  early  1930's.  The  immi¬ 
gration  of  the  post  war  period,  together  with  local  population 
increases,  occasioned  a  steady  growth  rate  in  the  two  Cities 
resulting  in  a  total  population  of  90,490  persons  in  1961. 

The  pattern  of  fringe  development  which  was  made  pos¬ 
sible  by  the  increased  possession  of  a  family  car,  encouraged 
an  exurbanite  growth  into  the  Municipalities  of  Neebing,  Pai- 
poonge,  and  Shuniah.  The  Townships  of  Neebing,  Paipoonge, 
and  McIntyre  grew  from  4,800  persons  in  1946  to  10,200  persons 
in  1961.  In  1901,  the  population  of  the  Lakehead  area  was  7,303 
persons  of  whom  6,847  (94%)  persons  lived  in  the  two  Cities. 
In  1961,  the  population  of  the  Lakehead  area  was  102,706  persons 
of  whom  90,490  persons  (88%)  lived  in  the  two  Cities.  The 
combined  rate  of  growth  during  the  past  decade  in  the  two 
Cities  has  been  3.7%  per  annum  and  in  the  rural  municipalities 
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5.2%  per  annum.  Further  increases  into  the  suburban  townships 
with  subsequent  demands  for  schools  and  extra  municipal 
services  will  pose  many  problems  in  the  future.  It  is  fortunate 
that  the  councils  and  planning  boards  have  arranged  for  controls 
which  can  allow  for  the  effective  management  of  the  situation 
during  the  next  few  years.  However,  a  combination  of  regional 
increases  in  population  and  the  availability  of  land  in  the 
cities,  indicates  a  very  serious  problem  in  the  1970's.  Unless, 
this  increase  can  be  met  with  regional  solutions,  it  is  possible 
that  the  total  effect  on  the  outlying  townships  will  strain  their 
social  and  economic  fabric. 

Population  Projection: 

The  dominant  factor  in  population  forecasts  over  the 
coming  years  will  be  the  natural  increase  of  the  urban  area 
residents.  The  projections  made  in  this  report  have  been  calcu¬ 
lated  for  the  two  Cities  only  as  the  records  for  the  rural  Munici¬ 
palities  were  found  to  be  incomplete  over  a  period  of  decades 
and  the  definite  age  structure  records  were  likewise  unobtaina¬ 
ble.  However,  as  the  rural  increase  depends  upon  technological 
innovations  in  a  declining  agricultural  base,  upon  the  exurban¬ 
ite  influence  and  upon  development  of  the  urban  areas,  their 
effective  growth  will  be  experienced  as  a  result  of  increased 
activity  in  the  Cities  of  Fort  William  and  Port  Arthur.  The 
anticipated  population  increase  by  1981,  of  just  over  60,000 
persons  in  the  Lakehead  area  can  be  considered,  therefore,  as 
an  effective  and  conservative  estimate  suitable  for  discussion 
of  renewal  potential  and  policy. 

The  calculations  of  projection  increase  are  based  on  a 
related  average  of  the  "P"  rate  formula,  a  type  of  compound 
of  change  formula  which  has  been  cross-checked  with  birth 
and  death  rates  and  compared  with  Provincal  and  Federal 
reports  and  projections.  Apart  from  the  mathematics  of  projec¬ 
tion,  the  basic  argument  has  been  a  correlation  of  factors  relat¬ 
ing  to  the  present  tempo  of  life  in  Thunder  Bay.  Interpolations 
from  national  figures  obtained  in  the  Royal  Architectural  Insti¬ 
tute  of  ^Canada  report  entitled  "Report  on  Residential  Envir¬ 
onment",  indicate  an  interesting  view  of  the  region.  In  an 
average  week  in  the  District  of  Thunder  Bay,  3  non-family 
households  are  formed:  there  are  18  marriages:  78  children 


are  born:  8  families  move  in  and  out  of  the  area:  8  families 
dissolve:  5  pensioners  draw  their  first  cheques.  While  giving 
a  superficial  view  of  the  existing  tempo,  these  figures  help  to 
qualify  an  understanding  of  the  many  social  and  economic 
parameters  which  were  part  of  a  judgment  decision  on  the 
optimum  projection  most  satisfactory  to  the  study. 

On  a  test  over  the  preceding  decade  the  most  effective 
projection  was  determined  to  be  a  factor  of  the  compound 
percentage  increase  yearly  modified  by  the  average  immigra¬ 
tion  figure  over  the  preceding  decade.  Fort  William  was  found 
to  have  a  compound  percentage  natural  increase  of  1.76  yearly 
while  Port  Arthur  had  a  compound  percentage  natural  increase 
of  1.69  yearly.  During  the  past  decade,  the  average  inmigration 
figures  were  found  to  be  greater  in  Port  Arthur  than  in  Fort 
William. 

The  projections  which  are  based  upon  the  1961  Census 
of  Canada  figures  as  the  root  of  the  forecast  are  contained 
in  Table  II.  In  this  table  because  of  local  conditions,  the  popula¬ 
tion  projection  has  been  calculated  and  shown  as  a  joint  urban 
area  growth  rather  than  that  of  the  two  separate  cities.  In  sc 
doing,  no  conclusions  are  indicated  as  to  where  development 
will  take  place  and  no  accounting  for  future  possible  annexa¬ 
tions  is  necessary.  It  is  expected  that  the  two  cities  will  continue 
to  grow  at  a  fairly  even  rate.  The  Thunder  Bay  rural  projec¬ 
tions  equal  Thunder  Bay  minus  Fort  William  and  Port  Arthur 
and  are  included  because  of  the  special  problems  which  may 
arise  through  District  migration  to  the  main  Lakehead  urban 
area.  Projections  for  Ontario  are  based  upon  Provincial  estimates 
for  comparisons  of  the  regional  and  provincial  relationships 
during  the  projection  period. 

Note: 

The  Census  of  Canada  1961  has  been  used  as  the  basis 
for  the  population  studies  in  this  report.  This  was  done  to  facili¬ 
tate  the  work  and  to  eliminate  the  difficulty  experienced  in 
obtaining  complete  and  related  statistics  from  the  five  local 
Assessment  offices.  It  is  unfortunate  that  in  the^  case  of 
the  two  Cities,  the  Census  and  the  Assessment  Officer  s  figures, 
for  1961,  differ  in  the  relationship  of  one  city  to  the  other.  How¬ 
ever,  it  is  a  small  difference  and  whether  one  city  is  presently 
larger  than  the  other  will  not  affect  the  total  population  projec¬ 
tions  for  the  area. 


TABLE  I 

POPULATION  GROWTH  1901  -  1961 


Year 

Fort 

William 

Port 

Arthur 

Shuniah  Neebing  Paipoonge 

Total 

1901 

3,633 

3,214 

71 

101 

284 

7,303 

1911 

16,499 

11,220 

804 

247 

742 

29.512 

1921 

20,541 

14,886 

1,032 

667 

991 

38,117 

1931 

26,277 

19,818 

1,692 

1.414 

1.170 

50,371 

1941 

30,585 

24,426 

2,521 

2,586 

1.392 

61,510 

1951 

34,947 

31,161 

3,044 

3,509 

1.496 

74,157 

1961 

45,214 

45,276 

5,667 

4,404 

2,145 

102,706 

Source — Census  of  Canada  1961 

TABLE  H 


POPULATION  PROJECTIONS  1961  -  1981 


YEAR 

FORT  WILLIAM  & 

THUNDER  BAY 

ONTARIO 

PORT  ARTHUR 

RURAL 

1961 

90,490 

48,028 

6,236,092 

1962 

93,157 

48,943 

6,364,060 

1963 

95,859 

49,852 

6,542,002 

1964 

98,607 

50,805 

6,723,058 

1965 

101,403 

51,782 

6,907,282 

1966 

104,247 

52.783 

7,094,730 

1967 

107,140 

53,810 

7,285,459 

1968 

110,083 

54,862 

7,479,525 

1969 

113,076 

55,941 

7.676,988 

1970 

116,120 

57,048 

7,877,906 

1971 

119,217 

58,182 

8,081,553 

1972 

122,367 

59,345 

8,289,551 

1973 

125,657 

60,451 

8,501,189 

1974 

129,004 

61,585 

8,716,531 

1975 

132,409 

62,747 

8,935,641 

1976 

135,872 

63,939 

9,158,586 

1977 

139,394 

65,162 

9,385,432 

1978 

142,977 

66,416 

9,616,248 

1979 

146,622 

67,701 

9,851,103 

1980 

150,329 

69,019 

10,090,068 

1981 

154,100 

70,370 

10,332,215 

Source — Lakehead  Renewal  Study 
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TABLE  m 

SIGNIFICANT  AGE  GROUP  PROJECTIONS  — 
Fort  William  &  Port  Arthur 


1961 

% 

1971 

Total 

90,490 

100.00 

119,217 

Male 

46,359 

51.23 

60,879 

Female 

44,131 

48.77 

58,338 

0-4  Years  Inclusivi 

= — Pre-School 

T 

10.229 

11.30 

13,908 

M 

5,156 

5.70 

7.082 

F 

5,073 

5.60 

6,826 

5-13  Years  Inclusive— Public  School 
T  16,817  18.58  20.038 

M  8,672  9.58  10,290 

F  8,145  9.00  9,748 

14-18  Years  Inclusive — High  School 
T  6,855  7.58  8,315 

M  3,376  3.73  4,093 

F  3,479  3.85  4,222 

19-34  Years  Inclusive — Young  Adults 
T  18.791  20.77  27,503 

M  9,503  10.50  13,308 

F  9,288  10.27  14,195 


35-59  Years  Inclusive — Mature  Adults 
T  27,511  30.40  36,125 

M  14,125  15.61  18,863 

F  13,386  14.79  17,262 

60  Years  and  Over — Older  Citizens 
T  10,287  11.37  13,328 

M  5,527  6.11  7,243 

F  4.760  5.26  6,085 

Source — Lakehead  Renewal  Study 


% 

1981 

% 

100.00 

154,100 

100.00 

51.07 

78,704 

51.07 

48.93 

75,396 

48.93 

11.67 

17,976 

11.67 

5.94 

9,153 

5.94 

5.73 

8,823 

5.73 

16.81 

25,900 

16.81 

8.63 

13,304 

8.63 

8.18 

12,596 

8.18 

6.97 

10,748 

6.97 

3.43 

5,293 

3.43 

3.54 

5,455 

3.54 

23.06 

35,540 

23.06 

11.16 

17,198 

11.16 

11.90 

18,342 

11.90 

30.31 

46,713 

30.31 

15.83 

24,395 

15.83 

14.48 

22,318 

14.48 

11.18 

17,223 

11.18 

6.08 

9,361 

6.08 

5.10 

7,862 

5.10 

Age  Group  Projecions: 

The  total  population  projections  are  modified  in  their 
effect  on  renewal  potential  by  the  constituent  age  groups  which 
may  be  anticipated  to  create  the  population  profile  or  charac¬ 
ter.  There  is  a  general  similarity  between  the  regional  profile 
forecasts  and  those  of  Ontario  with  the  greatest  differences  oc¬ 
curring  in  the  increased  proportion  of  males  in  the  30  to  59  year 
age  group.  The  Census  of  Canada  indicates  that  in  1961,  there 
were  107  males  to  100  females  in  Port  Arthur;  104  males  to  100 
females  in  Fort  William;  111  males  to  100  females  in  Thunder 
Bay;  in  contrast  to  Ontario  which  had  101  males  to  100  females 
and  Canada  which  had  102  males  to  100  females  at  the  same 
period.  The  ratio  difference  appears  to  be  decreasing  in  Thunder 
Bay  as  there  were  119  males  to  100  females  in  1951. 

The  age  group  projections  are  based  upon  straight  line 
forecasts,  on  the  overall  totals  of  the  population  projection  and 
the  relative  age  groups  profile  of  the  previous  census  material. 
The  quinary  age  group  projections  have  been  collected  into 
groups  with  meaning  for  land  use  and  renewal  potential  (Table 
III).  Much  depends  upon  the  number  of  fertile  females  in  the 
population  with  respect  to  the  early  age  forecasts  while  eco¬ 
nomic  base,  inmigration*  and  geriatrics  will  affect  the  later 
age  forecasts.  Anticipated  effects  can  be  compared  readily  with 
changes  which  may  occur  through  economic  and  social  para¬ 
meters  of  the  region,  modified  to  suit  the  probable  shifts  in 
Provincial  and  National  technological,  managerial,  and  govern¬ 
mental  activities. 

*The  term  "inmigration"  is  used  in  this  report  because 
the  relationships  of  mobility  in  the  regional  sense  (internal)  and 
the  external  inmigration  cannot  be  separated. 

Future  Land  Use  Requirements: 

The  land  use  effects  of  the  anticipated  population  increase 
over  the  next  two  decades  can  be  calculated  on  the  assumption 
of  similarity  with  present  human  requirements  which  are  not 
expected  to  alter  materially  during  that  period. 


Therefore,  the  projected  increases  in  population  and  the 
age  group  projections  will  develop  the  following  additional  land 
use  requirements. 


TABLE  IV 

PROJECTED  ADDITIONAL  LAND  USE  NEEDS  —  1981 
FORT  WILLIAM  &  PORT  ARTHUR 
Type  No.  of  Units 

Residential .  17,192 

Local  Parks  . — 

Public  and  Separate  Schools .  22 

High  Schools  . 5 

Local  Commercial  .  — 

Streets ....... — . — 

Total  . — 

Source— Lakehead  Renewal  Authority 
The  acreages  in  Table  IV  have  been  determined  by  accepting 
the  following  assumptions: 

Residential — 3 . 7  persons/household . 

8  households/net  residential  acre. 


Acreage 

2,149 

107 

no 

75 

64 

626 

3,131 


Local  Parks— 5%  of  net  residential  acreage. 

Public  and  Separate  School — 35  students/classroom. 

12  classrooms/school  on  5  acres. 
High  School — 30  students/classroom. 

25  classrooms/school  on  15  acres. 

Local  Commercial — 1  acre/ 1000  persons. 

Streets— 20%  of  total  land  acreage. 

Commercial  outlets  of  a  regional  nature  can  be  absorbed 
in  the  existing  Business  Districts  through  an  extra  intensi¬ 
ty  of  activity  within  the  main  regional  units.  It  is  probable 
that  a  combination  of  the  buying  power  and  total  population 
increase  will  encourage  the  development  of  at  least  one  new 
major  regional  shopping  centre  in  juxtaposition  with  an  express¬ 
way  interchange. 

Port  Arthur  has  presently  approximately  700  acres  ot 
available  industrial  land  and  Fort  «am  has ;  approxrmcrtely 
1500  acres  of  available  industrial  land— total  2200  acres.  There¬ 
fore,  in  the  forecast  period  and  all  other  ,°c,°rs  dl?“V ' 
will  not  be  necessary  to  look  beyond  the  city  limits  for  land  for 
industrial  development. 


The  major  regional  parks  can  be  anticipated  to  grow 
as  the  population,  related  to  automobile  ownership,  combines 
to  develop  demands  upon  the  Province  and  the  Lakehead 
Region  Conservation  Authority.  Major  topographical  features 
of  interest  will  be  further  developed  but  these  are  not  related 
to  the  parks  projection.  The  opening  of  new  parks  in  the  older 
neighbourhoods  in  order  to  increase  amenity  and  reduce  density 
has  also  been  excluded  from  this  projection. 

Minor  land  use  increases,  within  the  main  categories, 
including  hospitals,  cultural  activities,  the  university,  homes  for 
the  aged,  and  governmentally  related  activities  are  capable  of 
development  within  the  confines  of  existing  serviced  areas. 

Projected  Land  Use  Placement: 

Projected  increase  in  two  Cities  (1961-1981  —  =  63,610  persons 
Land  required  to  serve  increase  in  population  =  3,131  acres 

Gross  density  =  20.3  persons/acre. 

Fort  William: 

Available  land  for  residential  development . .  =  850  acres 

Potential  population  increase  =  850  x  20.3  —  =  17,255  persons 

Port  Arthur: 

Available  land  for  residential  development 

easily  serviced  . — - - 

serviced  without  too  much  difficulty  — 
vacant  lots  already  serviced  - - - 

Potential  population  increase  =  1000  X  20.3 

Fort  William  -  Port  Arthur 

Total  available  land  for  residental  development  =  1850  acres 

Total  potential  population  increase  ...... -  =  37,555  persons 

Therefore,  the  population  projection  would  indicate  that 
by  1981,  there  will  be  n  necessary  overspill  into  the  surrounding 
Municipalities  of  approximately  1300  acres  of  residential  land 
use  which  would  serve  a  population  of  26,000  persons.  Increases 
in  density  v/ithin  the  present  city  boundaries  can  modify  this 
overspill  but  much  of  the  development  anticipated  will  probably 
strain  the  Townships'  social  and  economic  fabric  or  lead  natural¬ 
ly  to  municipal  reorganization  within  the  region. 


=  500  acres 
=  400  acres 

_  =  100  acres 

1000  acres 
=  20,300  persons 
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3-2  ECONOMIC  BASE 

The  renewal  potential  for  the  Lakehead  aTea  bears  a 
close  relationship  to  employment,  income,  assessment  and 
economic  development.  While  renewal  and  housing  program¬ 
mes  are  dependent  upon  Federal  and  Provincial  policies  and 
subsidies,  the  capacity  of  the  area  to  absorb  its  share  of  the 
costs,  regardless  of  increasing  need  in  the  coming  decades,  will 
depend  upon  continued  economic  expansion.  Conversely,  a  fal¬ 
tering  economic  base  could  generate  new  levels  of  social  plan¬ 
ning  problems  which,  in  turn,  could  be  partially  offset  by  adopt¬ 
ing  a  renewal  programme  as  a  pump  primer  for  the  economy. 

Geographical  Location: 

The  Lakehead  is  situated  on  the  north-west  shore  of 
Lake  Superior,  in  the  Dstrict  of  Thunder  Bay,  in  the  Province  of 
Ontario.  This  location  is  the  source  of  most  of  the  area's  eco¬ 
nomic  advantages  as  well  as  its  disadvantages.  The  main  prob¬ 
lem  occurs  in  its  distance  to  markets  and  centres  of  capital 
and  population  Northwestern  Ontario  which  consists  of  the 
Districts  of  Kenora,  Rainy  River,  and  Thunder  Bay  has  a  total 
land  area  of  212,967  square  miles  and  a  population  in  1961  of 
216,523  persons  (1961  Canada  Cenus).  The  population  is  col¬ 
lected  into  mainly  urban  or  resource  communities  but  the  over¬ 
all  density  of  1 .02  persons  per  square  mile  indicates  the  market¬ 
ing  as  well  as  the  market  difficulties.  The  overwhelming  weight 
of  the  Eastern  North  American  market  population,  from  Chicago 
to  Boston  and  from  Montreal  to  Washington,  D.C.  has  its  centre 
of  gravity  800  miles  from  the  Lakehead.  The  Prairie  population 
ol  Manitoba,  Saskatchewan,  and  Alberta,  has  generated  a 
small  but  effective  market  of  just  over  3,000,000  persons  but 
its  centre  of  gravity  is  700  miles  to  the  west  of  the  Lakehead. 
The  small  and  costly  characteristics  of  the  local  market  and  the 
great  distances  to  the  major  markets,  combined  with  the  low 
settlement  potential  of  the  pre-cambrian  shield  are  beginning 
to  be  recognized  as  limiting  factors  in  the  development  of  secon¬ 
dary  industry.  The  economic  future  of  the  Lakehead  will  be 
largely  a  product  of  its  geography. 
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Present  Economic  Base: 

The  primary  reason  for  the  Lakehead's  settlement  oc¬ 
curred  as  a  natural  trans-shipment  link  between  the  Prairies 
and  Eastern  Canada.  This  early  rationale  is  still  an  important 
factor  in  the  economy  of  the  area,  although  the  employment 
effects  are  declining  somewhat.  Various  other  industries  have 
since  been  established  to  add  to  the  diversity  of  the  economic 
base.  The  pulp  and  paper  industry,  for  example,  became  a 
major  source  of  local  employment  in  the  twentieth  century. 
The  surrounding  pre-cambrian  shield  is  rich  in  minerals  and 
their  shipment  to  external  markets,  together  with  the  speciali¬ 
zed  social  and  economic  services  provided  to  the  populations 
of  the  resource  communities,  has  been  of  growing  significance 
in  the  post  war  decades. 


The  major  employment  industries  in  the  Lakehead  area 

are: 

(a)  25  Terminal  Grain  Elevators 

(b)  4  Pulp  and  Paper  Plants  —  The  Great  Lakes  Paper  Co  Ltd. 

Provincial  Paper  Ltd. 

Abitibi  Power  and  Paper  Co. — 
Thunder  Bay  Div. 

Fort  William  Div. 

(c)  Canadian  Car  Co.  Ltd. 

(d)  Port  Arthur  Ship  Building  Co. 

(e)  The  C.N.R.  and  C.P.R.  railroads. 

(f)  Northern  Wood  Preservers  Ltd. 

Products  manufactured  in  the  area  include  truck  trailers, 
pulp  wood  load  aligners,  four-wheel  tree  harvesters,  aircraft 
components,  electronics,  cabinets,  newsprint  and  sulphite,  fine 
papers,  petroleum  products,  wheat  starch,  jute  bags,  tents,  awn¬ 
ings,  cots  and  sports  goods,  chemicals,  gasolines,  lake  boats 
and  pleasure  craft,  creosote,  construction  materials,  fabricated 
building  products,  roofing  and  road  materials,  lumber,  poles, 
ties,  metal  culverts,  and  fabricated  steel  components. 

Table  V  shows  the  breakdown  of  the  present  labor  force 
by  industries  as  compared  with  1951,  and  indicates  the  strong 
similarities  between  the  two  Cities. 


TABLE  V 

DISTRIBUTION  OF  LABOR  FORCE  BY  INDUSTRIES  —  1951  -  19G1 


Fort  William  1981  1951  Port  Arthur  1981  1951 

Male  Female  Total  %  Total  %  Male  Female  Total  %  Total  % 


Agriculture  . 

21 

1 

22 

0.1 

Forestry  (Logging)  . . 

178 

14 

192 

1.1 

Fishing  &  Trapping . 

5 

— 

5 

— 

Mines,  Quarries  . 

49 

1 

50 

0.3 

Manufacturing — Pulp  and  Paper  Products 

1314 

50 

1364 

8.1 

— Others . 

1558 

206 

1764 

10.4 

Construction  . . . 

1251 

60 

1311 

7.7 

Transportation,  Storage,  Communications, 

Utilities . . . 

3354 

276 

3630 

21.4 

Trade  (Retail  &  Wholesale)  . 

1984 

1094 

3078 

18.2 

Finance,  Insurance,  Real  Estate  . 

264 

217 

481 

2.9 

Community,  Business  &  Personal  Service 

1206 

2531 

3737 

22.0 

715 

171 

886 

5.2 

351 

94 

445 

2.6 

TOTAL  . 

12250  4715 

16965 

100.0 

Source  —  Census  of  Canada — 1951  -  1961 


24 

0.2 

37 

1 

38 

0.2 

25 

0.2 

192 

1.4 

958 

76 

1034 

6.1 

662 

5.5 

7 

0.1 

25 

. 

25 

.2 

31 

0.3 

12 

0.1 

155 

15 

170 

1.0 

77 

0.6 

1222 

8.9 

1240 

67 

1307 

7.7 

1047 

87 

2219 

16.3 

1197 

200 

1397 

8.3 

1674 

140 

852 

6.2 

1534 

49 

1583 

9.4 

1049 

8.8 

3274 

24.0 

2548 

168 

2716 

16.1 

2325 

19.4 

2514 

18.4 

1798 

992 

2790 

16.5 

1921 

16.0 

325 

24 

236 

183 

419 

2.5 

250 

2.1 

2830 

20.8 

1379 

710 

2638 

170 

4017 

880 

23.7 

5.2 

2665 

22.2 

162 

1.2 

417 

112 

_ 529 

3.1 

262 

2.2 

13633 

100.0 

12234 

4671 

16905 

100.0 

11988 

100.0 

Population  Projection  Needs: 

TABLE  VI 

EMPLOYMENT  FACTOR  GROWTH 


Employment  Group 


1951 


89.8 

100.0 

189.1 

72.2 

100.0 

169.8 

over 

70.5 

100.0 

167.4 

19-34  years 
35  -59  years 


Source  —  Lakehead  Renewal  Study 


Table  VI  is  based  on  the  assumption  of  the  relative 
similarity  of  population  to  labour  force  ratios  as  presently  exist 
and  the  projection  factor  is  calculated  on  the  basis  of  the  popu¬ 
lation  projection  increase  as  reported  in  Part  3-1. 


The  labour  force  in  the  Lakehead  area  is  expected 
to  increase  by  22,260  persons  (35%  of  the  total  population 
projection  increase)  between  1961  and  1981  This  increase  will 
require  that  an  average  of  93  new  jobs  be  created  in  every 
month  of  the  next  two  decades  or  more  particularly  -  83  new 
jobs/month  in  1966;  90  new  jobs/month  in  1971;  101  new  jobs/ 
month  in  1976;  and  110  new  jobs/month  in  1981.  This  is  a 
conservative  estimate  which  does  not  attempt  to  assess  the 
jobs  which  must  be  found  to  replace  employment  decreases 
expected  through  observable  trends  in  managerial  and  tech¬ 
nological  innovaion.  As  population  grows,  the  service  industry 
may  also  grow  but  an  assumption  of  service  employment  growth 
at  55%  of  the  projected  work  force  increase,  will  still  present  the 
Lakehead  area  with  an  employment  search  for  an  average  of  42 
primary  and  secondary  industry  jobs,  or  their  equivalent,  for 
each  month  of  the  forecast  period. 
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Potential  Employment  Gains  in  Existing  Economic  Base: 

The  transportation  section  of  the  traditional  local  employ¬ 
ment  base  has  suffered  from  the  technological  and  managerial 
innovations  of  the  twentieth  century.  In  spite  of,  or  perhaps 
because  of,  the  recent  harbour  improvements  the  employment 
in  transportation  has  declined  over  the  past  decade.  The  regional 
location  as  a  trans-shipment  centre  sees  the  movement  of  freight 
from  and  to,  land  and  sea  carriers.  Increases  in  piggy-back 
systems  together  with  potential  developments  in  the  contain¬ 
erization  of  general  cargo  will  produce  greater  labour  efficiency 
but  little  if  any  increase  in  employment.  The  trans-shipment  of 
grain  and  iron  ore  (or  pellets)  has  been  made  much  more 
efficient  and  it  is  probable  that  further  improvement  in  handling 
systems  will  allow  increased  amounts  of  bulk  commodities  to 
be  moved  through  the  area  with  less  than  the  present  employ¬ 
ment  of  this  section. 

The  pulp  and  paper  industry  has  increased  its  efficiency 
and  mechanized  productivity  to  a  remarkable  extent.  As  an 
example,  the  number  of  men  engaged  in  wood  cutting  operat¬ 
ions  in  Northwest  Ontario,  fell  from  an  average  yearly  peak 
of  10,000-11,000  men  in  1946-1956  to  an  average  yearly  peak 
of  6,000-7,000  men  in  1956-1964.  This  would  indicate  a  loss  of 
some  4,000  winter  jobs  due,  to  a  great  extent,  to  a  mechanical 
rather  than  a  hand  cutting  woods  operation.  However  each 
employed  man  now  works  an  average  of  3  months  per  year, 
while  in  1946-1956  each  employed  man  only  worked  an  average 
of  40  days  per  year. 

The  long  term  prospects  for  the  Regional  economic  base 
of  pulp  and  paper  are  no  doubt  good  but  even  a  combination 
of  programs  and  policies  covering  conservation,  forest  manage¬ 
ment,  research  and  tax  encouragements,  may  not  develop 
employment  qains  to  overcome  the  smaller  work  force  needed 
due  to  technological  innovations. 

The  agricultural  sector  of  the  area's  economy  has 
suffered  technological  and  population  shifts  in  a  manner 
similar  to  the  rest  of  Ontario.  As  well,  the  topography  and  climate 
make  agriculural  settlement  very  difficult,  except  in  the  river 
valleys.  The  Province  of  Ontario  “Report  on  Agriculture  in 
Northern  Ontario"  indicates  that  the  farming  potential  is  low 
in  this  region.  Agriculture  has  not  succeeded  in  maintaining 
employment  significance  since  1931.  In  1961  there  were  only 
850  farms  in  Thunder  Bay  District  with  a  total  area  of  162,723 
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acres  or  0.48%  of  the  total  land  area.  In  the  Municipalities  of 
Neebing,  Paipoonge,  and  Shuniah  there  were  404  farms  in 
1961  with  a  total  acreage  of  62,847  acres  of  which  29,417  acres 
(47%)  had  been  improved.  The  total  farm  population  in  the 
District  of  Thunder  Bay  in  1961  was  3966  persons  and  in  the 
Municipalities  1918  persons.  (The  statistics  used  here  are  from 
the  Census  of  Canada  1961) 

The  Agricultural  Rehabilitation  and  Development  Act 
may  change  the  situation  materially  by  demonstration  projects 
and  change  of  use  policies.  A  Regional  Development  Program 
is  essential  to  the  rural  areas  of  the  Lakehead  area.  Programs 
for  ARDA  with  Federal  and  Provincial  cost  sharing  include 
studies  of  the  alternative  uses  of  land  which  may  include  a 
systematic  interchange  of  use  from  agriculture  to  forestry'  • 
Cost/benefit,  physical,  social,  economic,  and  related  studies 
must  be  carried  out  in  order  to  determine  the  optimum  devel¬ 
opment  which  can  be  obtained. 

It  is  recommended  that  the  Lakehead  Renewal  Authority, 
the  Lakehead  and  subsidiary  Planning  Boards,  the  Lakehead 
Region  Conservation  Authority  and  the  relevant  Provincial  and 
private  agencies  co-ordinate  their  activities  towards  the  use 
of  ARDA  on  rural  problems  and  their  amelioration. 

Without  a  strong  industrial  promotion  programme, 
prospects  for  primary  and  secondary  industrial  growth  in  the 
forecast  period  to  1981,  are  relatively  poor.  This  is  not  a 
peculiarly  Lakehead  problem  although  the  geographical  location 
adds  to  it.  While  industries  are  resource  materials  based,  tertiary 
and  service  industries  are  almost  entirely  population  based.  The 
service  producing  industries  have  continued  to  grow  through¬ 
out  the  post  war  period  (see  table  V)  and  to  provide  a  rapid 
expansion  of  opportunities  for  employment.  It  would  appear 
that  the  future  economic  base  of  the  Lakehead  must  be  sought 
primarily  in  terms  of  service  and  tertiary  industries. 

Northwestern  Ontario  Commission  on  Employment: 

An  examination  of  the  employment  situation  in  North¬ 
western  Ontario  was  conducted  in  1961  by  the  Northwestern 
Ontario  Commission  on  Employment. 

This  study  showed  that: 

"Between  1951  and  1961,  the  combined  population  of 
the  two  cities  increased  by  over  25,00  persons.  Population  has 
increased  by  35%  and  job  opportunities  have  increased  by 


12%.  The  immediate  result  has  been  an  increase  in  unemploy¬ 
ment,  particularly  since  1956.  There  are  about  three  times  as 
many  unemployment  insurance  registrants  now  as  there  were 
in  1956,  and  over  six  times  the  number  in  1951.  The  population 
increase  will  have  its  major  effect  on  employment  between 
1963  and  1970.  By  1966  there  will  be  at  least  1,200  extra  job 
seekers  coming  from  the  schools  each  year.  Our  present  rate  of 
increase  in  jobs  is  about  half  the  required  rate.  It  is  obvious  that 
our  most  strenuous  efforts  will  be  necessary  to  meet  the  employ¬ 
ment  problems  of  the  1960's." 

Recommendations  —  Northwestern  Ontario  Commission 
on  Employment: 

1.  Formation  of  a  Regional  Advisory  Council. 

2.  A  Regional  Economic  Conference  should  be  held  annually. 

3.  A  Resources  Inventory  should  be  made  for  Northwestern 
Ontario. 

4.  The  Regional  identify  must  be  established  at  the  Federal 
and  Provincial  Government  levels. 

5.  A  Regional  Capital  Development  Fund  should  be  established 
to  encourage  secondary  industry  and  employment  creating 
development. 

6.  A  Regional  Capital  Works  Program  should  be  prepared.  The 
program  for  long  and  short  term  projects  would  act  as  a 
continuing  pump  primer  to  the  economy. 

7.  Seasonal  unemployment  must  be  reduced — winter  works. 

8.  The  Rural  Economy  must  be  stimulated  by  land  reorganiza¬ 
tion  and  by  distributor/produce  projects  and  research. 

9.  A  Research  Oriented  University  and  Regional  Colleges  of 
Technology  should  be  established. 

The  Report  of  the  Northwestern  Ontario  Commission  of 
Employment  has  been  slowly  implemented  in  the  details  but 
no  serious  action  has  been  taken  on  the  principles  of  the  pro¬ 
posals.  The  course  of  the  Lakehead's  future  can  be  smoothed 
and  improved  by  the  adoption  of  these  recommendations, 

New  Approaches  to  Additional  Economic  Base: 

1.  Conservation: 

There  is  obviously  a  work  potential  in  remedial  action 
but  the  value  of  the  Lakehead  Region  Conservation  Authority 
as  a  major  economic  base  in  the  employment  sector  will  come 


as  a  result  of  positive  renewal  programs.  The  Lakehead  Plan¬ 
ning  Board  report  on  the  value  of  a  Regional  Conser/ation 
Authority  in  1962  indicates  the  broad  range  of  potential 
activity: 

1-  Co-ordinate  long  range  water  planning  measures  for  an¬ 
ticipated  needs. 

2.  Co-ordinate  anti-pollution  measures  and  establish  eventual 
standards  of  control. 

3.  Undertake  a  report  on  the  land  resources  and  problems  of 
the  region. 

4.  Reassemble,  protect,  and  reserve  land  which  is  capable  of 
agricultural  use. 

5.  Establish  productive  and  beautiful  forests  on  suitable  land. 

6.  Create  conditions  which  will  favour  an  abundance  of  high 
quality  fish  and  game  for  hunting  and  for  naturalist  purposes. 

7.  Develop  recreational  areas  like  the  shoreline  of  Lake  Su¬ 
perior  to  the  Pigeon  River,  Ouimet  Canyon,  High  Falls, 
Boulevard  Lake,  and  create  new  major  recreational  areas 
for  public  use  within  easy  reach  of  the  people  of  the  Lake- 
head. 

8.  Help  towards  the  establishment  of  integrated  water  and 
sewer  systems  in  the  Region  (e.g.  a  joint  pipe  between  the 
Twin  City  supplies  for  emergency  reasons)  and  search  for 
new  areas  of  supply 

9.  Create  employment  and  at  the  same  time  ensure  future 
merchantable  amenity  for  tourism  and  industry  through  the 
planting  programs. 

10.  Undertake  a  water  and  sewage  health  survey  in  the  urban 
fringe  and  rural  areas 

11.  Make  spiritful  and  meaningful  proposals  towards  the  eco¬ 
nomic  development  of  our  rural  communities. 

12.  Assist  in  the  development  of  valid  land  use  standards  through 
liaison  with  the  Planning  Boards. 

13.  Survey  and  co-ordinate  the  manifold  public  and  private 
agencies  in  order  that  their  individual  needs  and  demands 
may  be  accomplished  through  the  rational  co-operation  of 
proposals  with  public  and  private  spending 
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The  Conservation  Authority  will  be  aware  of  the  employ¬ 
ment  potenial  of  many  of  these  thirteen  programs  for  action. 
The  emphasis  on  labour  intensive  operations  can  be  of  particu¬ 
lar  value  for  the  older,  unskilled,  unemployed  bushworker  and 
will  act  to  pump  prime  the  rural  as  well  as  the  area  employment 
economy. 

Within  40  miles  of  the  Cities  of  Fort  William  and  Port 
Arthur  there  are  over  400,000  acres  of  land  which  can  be  re¬ 
assembled  and  rehabilitated.  Whether  by  labour  living  in  the 
Cities  or  settled  in  the  tree  growing  area  there  is  a  considerable 
amount  of  reforestation  work  to  be  done  which  could  include  a 
labour  potential  of  at  least  $8,000,000  (2,000  man  years)  in  pay¬ 
rolls  in  a  most  valuable  sector  of  employment  amelioration.  The 
Regional  Conservation  Authorty  is  in  an  ideal  situation  to  ex¬ 
plore  the  range  of  Provincial  funds  which  are  available  for 
projects  to  create  new  areas  of  lasting  beauty  and  economic 
value. 

2.  University  (Lakehead  College  of 
Arts,  Science  and  Technology): 

A  major  new  factor  being  injected  into  the  economic 
base  of  the  Lakehead  involves  the  sophisticated  and  mature 
manipulation  of  public  programs.  In  this  regard,  the  Lakehead 
College  of  Arts,  Science  and  Technology,  which  was  established 
in  1948,  has  begun  to  expand  as  a  major  educational  cultural, 
economic  and  social  factor  in  the  area.  The  first  degrees,  in  the 
faculties  of  Arts  and  Science,  will  be  granted  in  1965. 

The  Government  of  Ontario  has  projected  a  rise  in  the 
university  population  from  the  present  level  of  40,000  to  150,000 
by  1980.  If  Northwestern  Ontario  maintains  its  percentile  rela¬ 
tionship  with  the  population  of  Ontario  as  a  whole,  a  univer¬ 
sity  population  in  this  area  of  over  4,500  students  can  be  expected 
by  1980. 

The  direct  effects  of  a  large  university  are  difficult  to 
measure,  but  service  industries  can  expect  to  generate  employ¬ 
ment  in  direct  ratio  to  the  size  of  the  institution.  As  a  catylist  to 
economic  expansion,  the  Unversity's  role  may  be: 

1.  Research  —  the  economic  activities  in  the  primary  and  sec¬ 
ondary  sector  of  the  Lakehead  may  be  revitalized  through 
intensive  research  into  new  methods  and  new  uses  for  existing 
human  and  physical  resources. 

2.  Opening  of  courses  and  research  into  municipal  affairs  — 
formation  of  an  Institute  of  Public  Administration. 

3.  Greatly  expanded  extension  and  evening  courses. 
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3.  Tourism: 

Tourism  has  not  as  yet  developed  an  effective  equation 
to  job  evaluation,  and  yet  its  beneficial  employment  results  are 
apparent  in  other  major  resort  and  vacation  regions.  It  had  been 
estimated  by  the  National  Association  of  Travel  Organizations 
that  100  visiors  per  day  can  add  $440,000  yearly  to  the  local 
economy.  This  is  the  equivalent  of  a  plant  employing  over  100 
persons  and  there  are  no  education  costs  and  fewer  adminis¬ 
trative  costs  to  the  municipality. 

Mr.  James  L.  Rossemeyer,  Execuive  Vice-President  of  the 
National  Association  of  Travel  Organizations  indicates  that 
the  requirements  for  attracting  tourists  and  visitors  are: 

(1)  The  local  people  must  want  and  appreciate  visitors. 

(2)  The  town  or  city  must  be  an  attractive  place  in  which 
to  live. 

(3)  There  must  be  things  to  do  and  see,  and  it  is  necessary  to 
have  a  growing  calendar  of  events. 

(4)  There  must  be  first  rate  and  adequate  facilities  for  food 
and  enjoyment. 

(5)  Competent  advertising  is  required  to  create  new  visitors 
to  the  area. 

(6)  Competent  day  round  visitor  information  service  should  be 
provided. 

Mr.  Rossemeyer  further  stresses  the  importance  of  conven¬ 
tions  to  a  community  —  especially  the  small  business  meetings 
of  20-30  persons  which  are  the  backbone  of  the  travelling 
visitor  convention  business.  The  needs  of  a  visitor,  whether 
for  business  purposes  or  for  tourism  must  be  thought  of  as  being 
the  same. 

A  full  range  of  conservation  and  parks  techniques  to¬ 
gether  with  an  active  calendar  of  events  which  indicate  the 
personality  of  the  area's  physical  and  human  resources  must  be 
developed  on  a  coordinated  basis.  The  first  requirement  is  the 
establishment  of  a  multi  purpose  park  from  the  Pigeon  River 
to  the  Sturgeon  River  which  would  include  long  and  short 
range  plans  for  the  3,480,320  acres  of  the  watersheds  of  the  14 
rivers  and  creeks.  The  park  should  include  the  development 
of  new  access  roads  from  Fort  William  to  the  south,  along  the 
shores  of  Lake  Superior,  and  a  recreational  amenity  develop¬ 
ment  road  from  Boulevard  Lake  along  the  banks  of  Current 
River  to  Onion  Lake,  across  to  Wolf  Lake,  and  back  to  the  Trans 


Canada  Highway  via  Ouimet  Canyon.  Camping  areas,  picnic 
zones  and  viewpoints  should  be  designed  with  a  view  to 
realizing  the  optimum  of  convenience  and  beauty.  Although 
hunting  and  fishing  areas  are  important,  and  need  constant 
development,  large  zones  should  be  set  aside  for  those  many 
people  who  wish  only  to  enjoy  the  beauty  of  regional  land¬ 
scape. 


The  role  of  the  Cities  and  Municipalities  should  be  to 
develop  a  full  range  of  activities  throughout  the  year  to  com¬ 
plement  the  regional  tourist  potential.  The  co-ordination  of  new 
zones  for  tourist  related  activity  with  existing  facilities  can 
create  an  atmosphere  for  convention  and  small  conference 
activity.  Increase  in  civic  activity  in  the  preparation  and  promo¬ 
tion  of  new  parks  and  recreational  activities  including  a  large 
zoological  park,  museums,  the  preservation  of  historic  buildings, 
fully  developed  ski  areas,  and  a  championship  golf  course 
would  result  in  an  active  tourist  calendar  as  well  as  increased 
recreational  opportunities  for  local  residents. 


The  University  can  become  a  strong  factor  in  the  tourism 
and  visitor  economic  base  through  operating  summer  courses  of 
high  quality  as  well  as  offering  space  for  academic  and  profes¬ 
sional  conferences.  Annual  ethnic  festivals  could  be  developed 
to  show  to  the  tourist  and  residents  alike  the  richness  and  great 
variety  of  the  Lakehead's  heritage. 

The  area  has  climatic  problems  at  certain  times  of  the 
year  but  the  clear  cold  days  of  winter  can  be  warmed  by  a 
regional  carnival  and  tourist  oriented  ski  weeks.  While  the  fine 
summers  are  already  being  utilized  in  tourist  promotion  and 
activity,  the  sunny  brilliance  of  fall  has  not  yet  been  seriously 
realized  for  visitor  and  resident  pleasure. 

The  co-ordination  of  civic,  university,  parks,  conservation, 
and  cultural  leadership  can  create  a  new  economic  base  of  great 
regional  satisfaction  as  well  as  dynamic  employment  growth. 
Money  is  available  from  the  various  levels  of  government  and 
existing  planning  and  organizational  techniques  are  ready  to 
create  new  vigor  and  activity. 
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3-3  SOCIOLOGY 

Ugliness  and  inconvenience  are  not  a  necessary  corollary 
to  urban  living.  Physical  planning  techniques  are  already  devel¬ 
oped  by  which  cities  can  become  external  reflection  of  the 
quality  of  the  population  but  it  is  necessary  to  relate  the  phyical 
program  to  its  anticipated  returns  in  human  terms.  The  pro¬ 
grams  and  policies  of  the  renewal  and  planning  agencies  of 
the  Lakehead  will  be  judged  upon  their  success  in  improving 
individual  and  group  satisfactions.  It  is  of  great  importance 
to  the  renewal  process,  therefore,  to  explore  the  social  base 
of  the  Lakehead  area  in  order  to  discover  the  equation  between 
the  social  character  of  the  area  and  its  renewal  potential. 
Household  Questionnaire: 

A  questionnaire  was  devised  to  explore  the  attitudes 
and  needs  of  some  of  the  potential  clients  for  urban  and  rural 
improvements.  The  interviews  were  conducted  during  daytime 
hours,  Monday  to  Friday,  in  the  months  of  July,  August,  and 
September,  1962.  Each  interview  took  between  12  and  15 
minutes  and  88  questions  were  asked  of  each  respondent.  In 
all,  220  questionnaires  were  completed  and  their  distribution 
was  as  shown  in  Table  VII. 


TABLE  VH 

DISTRIBUTION  OF  HOUSEHOLD  QUESTIONNAIRES 


Lower 

Middle 

Upper 

Total 

Income 

Income 

Income 

Fort  William _ _ _  49 

28 

10 

87 

Port  Arthur _ _ _  49 

28 

10 

87 

Neebing  _ _ _ _  12 

3 

2 

17 

Paipoonge -  3 

5 

0 

8 

Shuniah  -  17 

3 

1 

21 

Total  _ _ _  130 

67 

23 

220* 

Source — Lakehead  Renewal  Authority 

*(Cenus  of  Canada  1961  records 

24,007 

Households 

in  Fort 

William  -  Port  Arthur  urban  area) 

The  three  categories  were  chosen  prior  to  the  question¬ 
naire  commencement  and  interview  locations  were  based  upon 
the  exterior  appearance  of  building  and  yard. 

(a)  Lower  income — Interviews  conducted  in  houses,  in  the  old¬ 
er  areas  of  the  Lakehead,  which  because  of  their  age, 
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condition  or  mixed  land  use  surroundings  are  seemingly 
in  need  for  attention  under  an  urban  renewal  program. 

'b)  Middle  Income  —  Interviews  conducted  in  new  subdivision 
homes  comprising  mainly  National  Housing  Act  households. 
These  houses  can  be  considered  as  the  "control"  sector. 

(c)  Upper  Income  —  Interviews  conducted  in  houses  of  high 
value  in  the  "prestige"  areas  which  were  chosen  solely  on 
grounds  of  cost  to  test  the  spectrum  of  community  and  in¬ 
dividual  attitudes. 

While  group  (b)  does  not  appear  to  need  renewal  atten¬ 
tion  for  at  least  20  years,  unsatisfactory  locations  and  changing 
tastes,  in  relation  to  internal  mobility  may  make  this  group  of 
great  interest  to  the  Lakehead  Renewal  Authority  in  1981.  The 
upper  income  group  (c)  represents  not  only  marked  material 
success  in  relation  to  home  ownership,  but  gives  a  picture  of 
community,  business  and  professional  leadership  attitudes.  Each 
group  is  treated  in  a  separate  section  of  the  collated  replies. 

Majority  consideration  was  given  to  homes  in  the  older 
areas  of  the  Lakehead.  These  are  the  areas  which  appear  to  be 
of  immediate  renewal  concern.  However,  it  must  not  be  inferred 
that  the  number  of  questionnaires  conducted  in  any  one  cate¬ 
gory  is  indicative  of  the  percentage  relationships  of  that  category 
within  the  total  Lakehead  housing  profile. 

The  emphasis  in  the  survey  has  been  to  obtain  a  more 
definite  statistical  picture  of  the  Lakehead  in  social  terms  and  if 
possible  to  assess  the  socio-economic  factors  as  they  relate  to 
housing.  It  is  now  apparent  that  a  more  detailed  study  is  nec¬ 
essary  to  test  for  correlative  factors  and  to  give  emphasis  to 
particular  areas.  From  the  replies,  it  would  appear  that  people 
in  all  categories  are  generally  content  with  their  life  at  the 
Lakehead;  attitudes  and  activities  do  not  vary  significantly  be¬ 
tween  income  groups  except  where  income  is  a  qualifying  factor; 
no  definite  indication  has  been  discovered  to  relate  a  "bad" 
house  to  a  "poor"  home;  and  there  would  appear  to  be  a  signifi¬ 
cant  lack  of  response  on  the  subject  of  public  housing. 

The  complete  percentage  responses  to  all  questions  are 
available  (see  Appendix).  Table  VIII  indicates  the  average  and 
majority  responses  to  the  questionnaire  in  each  category. 


TABLE  Vm 

Compartive  Profiles  of  Household  Survey  Groupings  —  Based  Upon  Averages  and  the  Majority  Opinions  in  Value  Questions. 

(  )  indicates  percentage  response. 

Questions  Lower  Income  Middle  Income  Upper  Income 


1.  Respondent 

Female  (78) 

Female  (92) 

Female  (91) 

2.  No.  of  adults  in  household 

2.21  (mean  av.) 

2.13  (mean  av.) 

2.17  (mean  av.) 

3.  No.  of  children  (under  18  yrs.) 

3-4 

2-3 

2 

4.  Best  size  for  family  (number  of 

children) 

3-4 

3-4 

3-4 

5.  Birth  place  of  respondent  and 
spouse 

Lakehead  (36),  Europe  (32) 

Lakehead  (40),  Europe  (20) 

Lakehead  (37),  other 
Ontario  (28) 

6.  Occupation  of  respondent  or 

Unskilled  labour  (49) 

Skilled  labour  (34),  Semi- 

Professional  (30), 

husband 

Skilled  labour  (18) 

Professional  (30) 

Managerial  (52) 

7-  Do  you  do  other  jobs  to  supplement 

income? 

No  (89) 

No  (94) 

No  (96) 

8.  Other  people  in  household 
employed 

No  (68) 

No  (79) 

Wife/Husband, 

No  (78) 

People  employed,  job 

Son/Daughter 

Son/Daughter 

Housekeeper 

Unskilled  labour 

Professional,  Clerical 

9.  Place  of  employment  of  persons 

Within  own  city 

Within  own  city 

Within  own  city 

in  the  household 

10.  How  much  education  did  you  and 

Less  than  8  years  (55) 

Less  than  8  years  (13) 

Some  college  (33), 

your  husband/wife  have? 

9-13(34) 

9  - 13  (62) 

College  graduate  (48) 

11.  Does  education  increase  earning 

Yes 

Yes 

Yes 

power? 

12.  Combined  income  last  year 

$2,750  (mean  av.) 

$6,365  (mean  av.) 

$15,677  (mean  av.) 

13.  What  are  the  most  important 

Three  R's 

Three  R's 

Three  R's 

school  subjects? 

14.  What  is  the  best  job  for  a  man? 

No  definite  idea 

Professional  (54) 

Professional  (43), 

Where  interests  are  (39) 

1 5.  Are  you  presently  an  owner  or 

Owner  (68) 

Owner  (94) 

Owner  (100) 

a  tenant? 

16.  Would  you  like  to  own  your  own 

Yes  (88) 

Yes  (98) 

Yes  (100) 

home? 

17.  How  much  rent  do  you  pay? 

$45.77  (mean  av.) 

$112.50  (mean  av.) 

Not  applicable 

18.  What  payments  are  you  making? 

$57.22  (mean  av.) 

$100.49  (mean  av.) 

Not  applicable 
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Questions 

19.  No.  years  in  present  dwelling 

20.  Reasons  for  move  to  present 
household 

21.  Former  residence 

22.  Type  of  former  dwelling 

23.  Length  of  former  residence 

24.  Would  you  like  to  move  from  the 
Lakehead,  why? 

25.  Is  this  house  big  enough  for  you? 

26.  Is  present  community  a  good  one 
to  live  in? 

27.  Are  you  satisfied  with  the  way 
things  are? 

28.  Could  community  be  improved 

29.  Suggested  improvements 


Lower  Income 

Less  than  5  yrs.  (49) 

"place  to  live" 

"built/bought  it'' 

Lakehead  (81) 

House  (59) 

Less  than  5  yrs.  (55) 

No,  like  it  here 

Yes  (68) 

Yes  (83) 

Yes  (78) 

Yes  (68) 

Additional  recreational 
facilities  (27)  pave  roads  (21) 


30.  Who  should  do  the  improving? 

31.  Do  you  want  to  move,  if  so  where, 
why? 

32.  If  you  were  to  move  would  you 
like  to  buy  or  rent? 

33.  Where  is  the  best  area  in  town? 

34.  Where  is  the  poorest  area  in  town? 

35.  Do  you  like  your  neighbours? 

36.  What  do  you  like  about  them? 

37.  Where  do  your  friends  live? 

38.  Where  would  you  like  to  retire? 

39.  Place  where  children  play 

40.  Do  you  have  a  car? 

41.  What  year  is  your  car? 
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City  (41)  don't  know  (52) 
No  (55),  other  Lakehead, 
like  bigger,  better  house 
Buy  (62) 

Not  too  sure 
Somewhere  else 
Yes  (88) 

"Friendly",  "Mind  then- 
own  business" 

All  over 

Lakehead  (45),  don't 
know  (34) 

Around  the  house 
Yes  (57) 

Over  5  yrs.  old  (78) 


Middle  Income 

Less  than  5  yrs.  (76) 

"liked  area",  "needed 
larger  house" 

Lakehead  (85) 

House  (79) 

Less  than  5  yrs.  (63) 

No,  like  it  here 

Yes  (82) 

Yes  (98) 

Yes  (94) 

Yes  (83) 

Additional  recreational 
facilities  (31),  pave 
roads  (16) 

City  (78) 

No  (79),  other  Lakehead, 
like  bigger,  better  house 
Buy,  build  (91) 

Right  where  we  are 
Somewhere  else 
Yes  (97) 

"Friendly",  "Mind  their 
own  business" 

All  over 

Lakehead  (43),  Other 
Canada  (15) 

Around  the  house 
All  have  at  least  one 
Average  2-4  years  old 


Upper  Income 
More  than  5  years  (82) 
"built/bought  it,  "needed 
larger  house" 

Lakehead  (91) 

House  (87) 

More  than  5  yrs.  (65) 

No,  like  it  here 

Yes  (100)  very  often  too  big 
Yes  (96) 

Yes  (87) 

Yes  (61) 

Amalgamation  (25), 
Additional  recreational  & 
cultural  facilities  (20),  main¬ 
tain  roads  (15) 

City  (60),  don't  know  (32) 

No  (78),  other  Lakehead  like 
better  house 
Buy,  build  (91) 

Right  where  we  are 
Somewhere  else 
Yes  (100) 

"Mind  their  own  business," 
"Friendly" 

All  over 

Lakehead  (39),  Other  Canada 
(13),  U.S.A.  (13) 

Around  the  house 
Most  have  two  cars  (56) 

One  year  old  (49) 


Questions 

Lower  Income 

Middle  Income 

42. 

Does  son/daughter  have  car 

No  (91) 

No  (94) 

43. 

Do  you  belong  to  any  voluntary 
organizations? 

No  (71) 

Yes  (56) 

44. 

Which  voluntary  organizations? 

Fraternal  (30),  Church  (23) 

Charitable  (27),  Church  (45) 

45. 

Do  you  have  a  television  set? 

Yes  (85) 

Yes  (98) 

46. 

Do  you  read  the  newspaper? 

Yes  86) 

Yes  (100) 

47. 

Which  newspaper  do  you  read? 

Local  paper  (88) 

Local  paper  (85) 

48. 

Place  shopped  for  groceries 

Supermarket 

Supermarket 

49. 

Place  shopped  for  clothing 

Department  Store 

Department  Store 

50. 

Do  you  know  anyone  who  lives 
in  public  housing 

No  (87) 

No  (79) 

51. 

What  do  you  think  of  public  housing 

Good  idea  (26),  help 

Good  idea  (68) 

for  yourself  and  others? 

poor  people  (16) 

52. 

Would  you  like  to  live  in  public 
housing? 

No  (63),  don't  know  (24) 

No  (93) 

Don't  know 

53. 

What  kind  of  payments  could  you 
afford? 

$48.18  (mean  av.) 

54. 

Where  would  you  put  public 

Don't  know  (75) 

Don't  know  (67),  Outskirts 

housing? 

(30) 

55. 

Do  you  think  people  look  down 
on  those  who  live  in  public 

Not  asked 

No,  if  they  do  they 
shouldn't,  I  wouldn't 

housing? 

Yes  (67) 

56. 

Do  you  think  we  should  build 
additional  senior  citizen  housing? 

Yes  (66) 

Don't  know  (64) 

57. 

Where  do  you  think  we  should  build 
additional  senior  citizen  housing? 

Don't  know  (60) 

Yes  (82) 

58. 

May  I  come  back  and  see  you 

Yes  (84) 

again? 


Upper  Income 

No  (91) 

Yes  (74) 

Charitable  (42),  Church  (26) 
Yes  (often  two  sets)  (100) 
Yes  (100) 

Local  paper  (70),  Others  (30) 
Supermarket,  Corner  Store 
Department  Store,  Specialty- 
Shops 
No  (91) 

Good  idea  (52) 

No  (96) 

Not  appropriate 

Don't  know  (74),  Outskirts  (26) 

No,  don't  know 

Yes  (43),  don't  know  present 
needs  (39) 

Don't  know  (65) 

Yes  (78) 
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Juvenile  Delinquency: 

The  relationship  between  the  incidence  of  juvenile  delin¬ 
quency  and  the  physical  surroundings  in  which  they  live  has 
been  a  subject  of  interest  in  many  of  the  North  American  renewal 
studies.  To  what  extent  does  a  blighted  home  or  neighbourhood 
contribute  to  the  formation  of  a  potential  juvenile  delinquent? 

The  Lakehead  Committee  to  study  Juvenile  Delinquency 
was  established  as  a  result  of  the  visit  to  this  area  of  Inspector 
E.  W.  Willes,  a  member  of  the  Committee  on  Juvenile  Delinquen¬ 
cy,  Department  of  Justice  on  May  11,  1962.  The  first  meeting  was 
attended  by  40  persons  from  many  agencies  within  the  Region 
of  the  Lakehead  and  Northwestern  Ontario.  At  this  meeting 
the  Committee  was  formed  and  it  agreed  to  study  the  sub¬ 
ject  of  delinquency  in  this  area  under  four  main  headings. 

Group  1.  The  Courts,  the  Law  and  the  Police. 

Group  2.  The  Characteristics  and  Treatments  of  the 
Juvenile  Delinquent. 

Group  3.  Statistics  of  Delinquency  among  Juveniles. 

Group  4.  The  Delinquent  and  the  Community. 

The  committee  prepared  a  detailed  report  (copies  of  this 
report  can  be  obtained  through  the  Lakehead  Planning  Board) 
consisting  of  their  findings  and  the  recommendations  that  en¬ 
sued.  Two  points  are  of  interest  here: 

(1)  Delinquency  did  not  appear  to  be  a  real  problem  in 
the  Region  of  the  Lakehead.  In  1961,  the  total  population  in 
Thunder  Bay  between  the  ages  7-15  inclusive  was  approximate¬ 
ly  25,400  persons  (interpolated  from  1961  Census  figures)  and 
there  were  293  delinquents.  The  delinquency  factor  equals 
1.15%  of  this  age  group  or  1  of  every  87  children. 

(2)  Little  relationship  could  be  found  between  a  known 
juvenile  delinquent  and  his  physical  surroundings.  The  signifi¬ 
cance  for  the  renewal  study  is  that  there  was  no  correlation, 
apparently,  between  juvenile  delinquency  and  the  bliahted 
areas..  Street  names  indicate  that  cases  were  spread  through¬ 
out  the  community. 

1961  Juvnile  Delinquents  by  Area  Location: 

Port  Arthur  —  Shuniah 

Adams,  Adelaide,  Balsam,  Bay,  Beck,  Black  Bay  Road, 
Bonaparte,  Bruce,  Clayte,  Conmee,  Cumberland  South,  Empire, 
Foley,  Francis,  Grenville,  Gresley,  Hartvicksen,  High  North,  Hill- 
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dale  Road,  John,  John  Street  Road,  Junot,  Kelly,  Kenogami  North, 
Leys,  Lincoln,  Manitou,  McKibbin,  Munro,  Otto,  Ontaro,  Pearl, 
Peter,  Prospect,  Ray  Boulevard,  Regent,  Rita,  Rupert,  Secord, 
Strathcona,  Van  Norman,  Wardrope,  Wiley,  Windsor,  Winnipeg. 

Fort  William  —  Neebing  —  Paipoonge 

Alexander,  Archibald,  Begin  Place,  Brock  East,  Brock 
West,  Brodie  North,  Cameron,  Christina  East,  Cummings,  Ed¬ 
ward,  Empire,  Franklin,  Frederica  West,  Finlayson,  Francis 
West,  Gore  West,  Harold  North,  Harold  South,  Leland,  McTavish, 
Mary,  East,  Marks,  Minnesota,  Moodie,  Norah,  Ogden,  Pacific, 
Park  Row,  Ranard  Rosslyn  Road,  Southern,  Syndicate  North, 
Tarbutt,  Vickers  North,  Victoria,  Walsh  West,  Weigand. 

From  the  statistics  which  were  collected  for  the  years 
1946,  1949,  1950,  1955,  and  1961,  it  would  appear  obvious  that 
the  Region  is  not  faced  with  the  very  serious  delinquency  prob¬ 
lems  of  the  major  cities  and  conurbations  of  North  America.  In 
view  of  the  low  incidence  of  juvenile  delinquency  in  terms  of 
statistical  recording,  it  is  unwise  to  draw  major  conclusions 
although  certain  statements  can  be  made  with  relative  objec¬ 
tivity. 

The  incidence  of  delinquency  is  increasing  in  the  Lake- 
head  at  a  rate  slightly  greater  than  the  population  growth  rate 
in  the  particular  age  group  concerned,  but  the  factor  at  the  end 
of  1962  still  shows  the  delinquency  rate  at  less  than  2  per  cent. 
The  pattern  of  specific  offences  within  the  total  picture  of  delin¬ 
quency  shows  little  modification  from  year  to  year  and  changes 
can  probably  be  explained  in  the  structure  of  the  Act  and  the 
efficient  activity  of  apprenhension  agencies.  The  records  of 
juvenile  delinquents  in  the  Lakehead  and  Thunder  Bay  District 
over  the  period  1945-1961  can  be  read  to  indicate  that  many  of 
the  popular  beliefs  in  relation  to  delinquency  do  not  apply  to 
this  Region.  There  is  little,  if  any,  distinction  from  the  rest  of 
the  community  in  terms  of  race,  religion,  occupation  or  marital 
status  of  the  parents  of  the  delinquents.  The  general  characteris¬ 
tics  of  the  parents  of  delinquents  are  similar  to  the  relative  pop¬ 
ulation  proportions  for  the  area  as  a  whole.  This  applies  also  to 
the  broken  home  situation  and  the  general  question  of  mothers 
of  juveniles  workng  out  of  the  home  —  a  small  percentage  of 
the  total  delinquency  picture.  In  terms  of  the  occupation  of  the 
father,  the  largest  single  group  was  classified  as  labourers  and 
semi-skilled  workers  with  a  small  percentage  of  professionals 


and  managerial  occupations  which  is  typical  of  the  employment 
cross-section  in  the  Region. 

The  Lakehead  area  has  enjoyed  a  high  proportion  of 
in-migration  and  immigration  experienced  over  the  last  15 
years,  but  contrary  to  popular  belief,  the  delinquency  figures 
indicate  that  the  majority  of  the  juveniles  and  their  parents  were 
born  in  Canada.  The  records  also  indicate  that  church  atten¬ 
dance,  group  activities,  and  home  atmosphere  characteristics 
do  not  show  the  delinquent  as  a  particular  type  of  individual, 
whether  by  reference  to  his  home  or  to  his  immediate  environ¬ 
ment.  The  long  term  compilation  of  statistical  material  in  rela¬ 
tion  to  juvenile  delinquency  across  the  nation  as  a  whole  will 
probably  tend  to  show  a  clear  demarcation  between  delinquency 
factors  in  the  major  conurbations  and  the  smaller  cities  and  rural 
areas.  No  clear  definition  of  the  problem  or  possible  answers  to 
the  delinquency  situation  appears  as  a  result  of  local  statistical 
material,  except  for  the  need  for  extra  centres- 

The  Aging  (60  years  and  over): 

There  are  several  justifications  for  directing  special  attention 
to  the  aging  person  in  the  community.  Many  older  person: 
present  problems  which,  at  least  in  magnitude,  are  not  to  be 
found  in  other  age  groups.  A  simple  example  is  the  relatively 
high  incidence  of  chronic  disease  among  the  aged.  This  creates 
almost  as  much  need  for  special  consideration  as  does  the  need 
for  schooling  among  children.  lust  as  the  children  in  our  society 
are  a  dependent  group  who  would  not  be  housed,  educated  or 
cared  for  if  left  to  themselves,  similarly  the  aged  members  of  our 
society  become  dependent  as  soon  as  the  ability  to  be  self- 
supporting  disappears  with  the  onset  of  failing  health. 

The  older  person  group  is  growing  in  relative  and  total 
terms  in  the  population  profile  of  the  Lakehead  area.  In  1951, 
there  were  7,247  persons  in  the  two  Cities  who  were  60  years 
of  age  and  over,  and  this  group  measured  10.96%  of  the  total 
population.  By  1961,  there  were  10,287  persons  who  were  60 
years  of  age  and  over  and  this  represented  11.37%.  of  the  total 
population.  The  1981  forecast  anticipates  17.223  persons  in  this 
ag  group  —  an  increase  over  1961  of  6,936  persons.  This  is 
probably  a  conservative  estimate  The  projection  in  Part  3-1 
has  been  kept  as  a  fixed  percentage  (11.18%)  of  the  total 
population,  based  on  1951-1961  figures.  It  is  expected  that  the 
proportion  will  be  closer  to  12%  by  1981 


TABLE  DC 

PROPORTION  OF  POPULATION  OVER  60  YEARS 


Men 

Women 

Total 

Total 

60+ 

60+ 

60+ 

Population 

Ontario . . 

...  339,595 
5.5% 

386,989 

6.2% 

726,584 

11.7% 

6,236,092 

Thunder  Bay _ 

Total 

.  7,758 

5.6% 

6,017 

4.3% 

13,775 

9.9% 

138,518 

Fort  William  .. 

.  5,527 

4,760 

10,287 

90,490 

&  Port  Arthur  ... 

6.1% 

5.3% 

11.4% 

Source — Census  of  Canada  1961 

In  Thunder  Bay,  the  60  years  and  over  group  is  less  than 
the  provincial  average  as  a  result  of  a  below  average  proportion 
of  females  —  4.3%  6.2%.  Single  males  predominate  above 

the  provincial  average  to  a  proportion  ratio  of  5.6%  :  5.5%-  The 
situation  is  even  more  marked  in  the  figures  for  the  two  Cities. 
The  ratios  are,  in  part,  a  product  of  the  economy  of  the  Region 
and  reflect  particularly  the  employment  characteristics  of  the 
woods  and  mining  industries. 


The  Aging  Questionnaire: 

Many  people  who  are  60  years  of  age  and  over  are 
healthy  and  independent  but  the  proportion  of  the  frail  aqed  is 
naturally  increasing.  The  increase  in  pension  programs  is  sig¬ 
nificant  but  there  are  still  many  people  particularly  in  the  rural 
sector  who  do  not  have  a  pension  plan  sufficient  to  make  them 
completely  independent  for  a  long  retirement.  Substantial  pro¬ 
gress  has  been  made  in  housing  for  the  older  person  and  the 
community  is  becoming  more  aware  of  this  need.  Little  progress 
has  been  made  in  housing  for  the  lowest  income  groups,  how¬ 
ever,  and  the  Lakehead  Renewal  Study  of  the  Aging  Question¬ 
naire  was  designed  to  examine  the  attitudes,  demands  and  needs 
of  the  older  persons  of  the  Lakehead  area. 

Questionnaires  were  completed  by  members  of  the  Lake- 
head  Senior  Citizens'  Clubs,  (52),  by  the  Homes  for  the  Aged, 
(43);  by  the  three  hospitals,  —  St.  Joseph's,  McKellar  and  Port 
Arthur  General  (45);  in  the  Salvation  Army  Hostel,  (11);  and 
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by  the  Victorian  Order  of  Nurses,  (18).  The  Welfare  Departments 
of  Fort  William  and  Port  Arthur  conducted  25  interviews.  The 
questionnaire  contained  61  questions  and  was  undertaken 
between  the  months  of  April  and  June,  1963.  The  complete  per¬ 
centage  responses  to  all  questions  are  available  (see  Appendix). 

The  typical  profile,  as  demonstrated  by  the  questionnaire, 
shows  a  person  in  relatively  fortunate  circumstances.  However, 
a  case  can  be  made  for  increased  community  activities  and 
facilities  from  relative  disproportions  of  the  total  questionnaire. 
A  selection  of  total  responses  to  certain  questions  indicates 
the  renewal  and  social  planning  need:  26.8%  had  no  children 
and  for  40%  of  those  with  children,  the  location  problem  precludes 
ready  availability  of  help.  27%  of  those  with  children  do  not 
see  them  at  all  or  only  on  rare  occasions.  18%  do  not  have  a 
telephone  and  36%  rarely  go  out.  During  the  depression  of  the 
1930's  many  of  the  respondents  suffered  materially,  including  50% 
who  were  not  steadily  employed.  Almost  one  half  of  the  respon¬ 
dents  found  the  depression  a  difficult  period  including  16%  who 
were  on  relief  and  1  in  14  who  lost  a  home.  The  full  effect  of  the 
depression  years  is  still  obviously  of  importance  in  senior  cit¬ 
izen  need  assessment.  42.26%  have  an  alternative  source  of 
income  but  24%  had  to  receive  welfare  assistance  within  the 
past  ten  years.  Over  three  quarters  felt  they  could  not  ex¬ 
pect  financial  help  from  their  family  and  27%  felt  in  need  of 
assistance. 

The  health  problem  is  of  great  importance  to  the  older 
person  and  the  community.  78.86%  of  the  respondents  had  been 
in  hospital  during  the  past  5  years  for  a  median  average  of 
about  six  weeks  while  48.45%  are  under  doctor's  care  for  long 
term  chronic  illness  reasons  and  48.95%  consider  they  have 
physical  defects  of  greater  or  lesser  importance.  The  paradoxes 
typical  ol  all  types  of  questionnaire  responses  are  evident  in  that 
86%  of  the  respondents  agreed  that  low  cost  housing  units  for 
the  elderly  are  a  good  idea  but  only  38%  would  move  into  such 
apartments. 

A  statistical  accuracy  is  not  claimed  in  respect  of  the  194 
completed  questionnaires  in  the  survey  but  the  investigation 
does  indicate  areas  of  concern  for  renewal  and  social  planning 
agencies.  It  is  recommended  that  the  Lakehead  Renewal  Authori¬ 
ty  expand  the  size  of  the  survey  and  place  the  information  on 
punched  cards  for  correlation  factors.  A  departmental  specializa¬ 
tion  into  the  problems  of  the  older  citizen  would  appear  to  be 
necessary  in  the  Lakehead  area,  and  the  programs  and  policies 
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of  regional  study  and  action  agencies  should  be  enlarged  and 
intensified  for  the  greater  benefit  of  the  older  resident. 

Institutions  and  the  Aging: 

There  has  been  a  significant  increase  in  the  average 
expectancy  of  life  over  the  past  50  years  with  the  result 
that  in  1961,  life  expectancy  was  forecast  as  being  70  years. 
However,  the  increase  of  life  span  does  not  necessarily  mean  an 
increase  in  healthy  lives  and  the  growing  numbers  of  the  frail 
aged  are  already  causing  concern  in  health  and  welfare  agen¬ 
cies.  The  longevity  factor  combined  with  health  and  welfare 
services  indicates  that  social  planning  programs  for  the  aged 
will  increase  in  cost,  as  well  as  in  quantity  and  quality. 

In  the  Lakehead  area,  there  are  three  general  hospitals, 
one  chronic  hospital,  three  homes  for  the  aged,  one  sanatorium, 
and  one  pyschriatic  hospital  to  fulfil  the  health  needs  of  the 
population.  The  total  number  of  hospital  beds  "available"  (in¬ 
cluding  the  beds  in  the  homes  for  the  aged  and  excluding 
pediatrics  and  obstetrics)  to  the  person  60  years  of  age  and 
over  number  2,097.  As  of  December  1962,  persons  over  60  years 
of  age  occupied  1,044  of  these  beds  or  49.8%  of  all  available 
institutional  beds. 


TABLE  X 

DISTRIBUTION  OF  THE  AGING 
OCCUPYING  INSTITUTIONAL  BEDS  —  DEC  1962 


Institution 

Beds  Occupied 

Total 

by  the  Aging 

Beds 

Westmount  Hospital,  F.W . . . 

.  150 

150 

Grandview  Lodge,  F.W . . . 

. .  150 

150 

Sanatorium,  F.W . 

.  33 

110 

McKellar  General  Hospital,  F.W.  ... 

.  94 

272 

St.  Joseph's  Manor,  P.A  . . 

.  67 

67 

Dawson  Court,  P.A  . 

145 

145 

Ontario  Hospital,  P.A . 

.  264 

843 

St  Joseph's  General  Hospital,  P.A. 

_ .......  50 

136 

Port  Arthur  General  Hospital.  P.A  .., 

.  91 

224 

TOTAL . 

.  1,044 

2,097 

Source  —  Lakehead  Renewal  Study 


Table  X  does  not  inc  lude  obstetrics  and  pediatric  wards, 
and  includes  only  those  110  beds  at  the  Sanatorium,  Fort  Wil¬ 
liam,  out  of  ihe  328  beds  available,  which  were  being  used  at  the 
time  of  the  study. 

Therefore,  approximately  1  in  10  of  persons  60  years  of 
age  and  over  are  occupying  an  institutional  bed  in  the  Lakehead. 
At  this  ratio,  projected  population  figures  indicate  that  almost 
700  more  beds  will  be  required  in  the  next  20  years  to  take 
care  of  the  increasing  needs  of  the  aging  (assuming  no  change 
in  the  system  of  care  and  straight  line  projection). 


TABLE  XI 

PROJECTED  INSTITUTIONAL  NEEDS  OF  THE  AGING 


Year 

Population 

Institutional  Beds 

60+ 

Required 

1961 

10,287 

1,040  ^actual 
1962 

1966 

11,657 

1,166 

1971 

13,328 

1,333 

1976 

15,187 

1,519 

1981 

17,223 

1,722 

Source  —  Lakehead  Renewal  Study 

The  "catchment''  area  for  the  Lakehead  health  facilities 
consists  of  almost  180,000  persons  spread  across  212,962  square 
miles  of  land.  The  Hospital  and  Institutional  facilities  will  con¬ 


tinue  to  be  required  to  fulfil  many  functions  other  than  the 
purely  medical  needs  of  their  patients  unless  other  community 
programs  are  further  developed.  Health,  hospital  and  social 
planning  agencies  should  co-ordinate  their  activities  and  pro¬ 
grams  in  order  to  redefine  roles  and  potential. 

Dr.  A.  H.  Sellers  M.D.,  D.P.H.,  Director  of  the  Division  of 
Medical  Statistics,  Ontario  Department  of  Health  in  his  re¬ 
port  on  “Public  Health  and  Our  Aging  Population  —  The  Length¬ 
ening  Life  Span"  describes  a  suitable  and  attainable  goal,  which 
could  be  applied  to  the  Lakehead  area  programs  for  elderly 
citizens: 

“There  are  gaps  in  our  health  services,  using  'health 
services'  in  its  most  comprehensve  sense:  These  must  be  and  are 
being  closed.  Social  medicine  is  developing  solutions  for  the 
various  defects  in  our  system  as  it  exists  and  as  these  changes 
occur,  the  health  professions  will  have  to  adjust  to  fit  it.  This 
process  will  involve  a  great  integration  of  all  health,  hospital 
and  welfare  authorities  in  the  public  interest.  Indeed,  the  close 
co-operation  and  collaboration  of  all  health,  hospital  and  welfare 
authorities  is  required  to  meet  the  present  and  the  future  need." 

“The  objective  of  the  combined  efforts  of  all  those  con¬ 
cerned  with  the  health  and  welfare  of  our  people,  governmental 
and  voluntary,  public  and  private,  must  be  to  “add  life  to  years 
and  not  just  years  to  life",  so  that  it  will  not  again  be  possible 
for  anyone  to  say  ’you  don't  really  live  longer,  it  only  seems 
longer'." 
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3-4  HOUSING 

A  study  of  housing  in  the  Lakehead  area  unfolds  a  very 
varied  series  of  situations  —  urban  concentrations  in  the  Cities 
of  Fort  William  and  Port  Arthur;  smaller,  less  dense  concen¬ 
trations  in  the  Townships  of  Neebing  and  McIntyre;  and  scat¬ 
tered,  isolated  living  units  in  much  of  the  remaining  Townships. 
As  a  result,  renewal  programmes  must  likewise  be  varied, 
viable  and  designed  to  suit  the  different  needs  and  potentials. 
In  order  to  rationally  suggest  areas  of  improvement,  the  present 
situation  must  first  be  closely  assessed.  In  a  statistical  sense, 
very  little  was  known  of  the  character  and  quality  of  existing 
housing.  It  was  necessary,  therefore,  to  undertake  a  major 
stock  taking  programme.  This  required  many  months  of  work 
—  the  results  of  which  are  valuable  for  two  reasons  (1)  areas 
of  concern  may  be  identified  (2)  a  systemized  foundation  is  now 
available  on  which  to  relate  future  studies  and  to  illustrate 
trends.  Brief  summaries  of  the  major  findings  are  reproduced 
on  the  following  pages. 

Survey  of  Existing  Housing: 

In  order  to  determine  the  quality  and  pat  tern  of  existing 
housing  in  the  Lakehead  area,  a  visual  exterior  survey  was 
made  of  each  building  —  not  only  residential  buildings  but 
commercial,  industrial,  etc  ,  as  well.  Observations  were  recorded 
as  to  (1)  use  of  main  building  (2)  number  of  storeys  (3)  type 
and  condition  of  exterior  cladding  material  (4)  maintenance 
rating  of  main  building  (5)  use  and  condition  of  any  additional 
buildings  on  the  site  (6)  nature  and  quality  of  site  improve¬ 
ments.  Six  classifications  were  employed  in  the  maintenance 
ratings  —  (A)  very  good,  (B)  good,  (C)  fair,  (D)  poor,  (E)  bad, 
(F)  very  bad.  The  purpose  of  the  survey  besides  pinpointing 
the  various  land  uses,  was  to  indicate  a  broad  picture  of  hous¬ 
ing  characteristics  and  as  a  corollary,  to  indicate  the  renewal 
potential  as  expressed  through  individual  upkeep  Each  city 
was  surveyed  by  a  different  person  and  because  of  individual 
attitudes,  it  is  not  intended  that  ratinqs  be  compared  between 
the  cities.  Instead,  the  ratings  should  be  regarded  as  rela¬ 
tive  observations  within  the  particular  city  as  a  whole. 

To  complete  the  statistical  information  for  the  two  Cit¬ 
ies,  the  above  survey  material  has  been  compiled  with  addi¬ 
tional  statistics  indicating  (1)  lot  dimensions  (2)  lot  area  (3)  as¬ 
sessed  land  value  (4)  assessed  building  value  (5)  age  of  build¬ 
ing  (6)  land  use  zone  and  (7)  identification  codes  (street  address, 
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Assessment  Roll  number,  Federal  Poll  number,  Planning  Area 
number)  and  the  whole  recorded  on  I.B.M.  punch  cards  —  one 
card  for  each  building  or  property.  Summations  have 
subsequently  been  compiled  for  each  city  block  as  well 
as  overall  city  patterns.  With  the  punch  cards,  correlation 
factors  may  also  be  obtained  to  assist  in  future  planning  pro¬ 
grammes  —  for  example,  the  number  and  location  of  houses 
assessed  under  $1,000  with  wood  exterior  cladding  and  a  "D" 
maintenance  rating. 

In  addition  to  the  above,  further  information  has  been 
compiled  for  the  three  rural  Municipalities  to  indicate  (1)  floor 
areas  (2)  foundation  type  (3)  existence  and  nature  of  servicing 
(4)  number  of  plumbing  fixtures  (5)  number  of  occupants.  These 
factors  are  particularly  indicative  of  the  rural  problems. 

Complete  compilations  of  the  statistical  information  have 
been  prepared  by  block,  Planning  Area  and  Municipality  and 
are  available  at  the  Lakehead  Planning  Board  offices. 

Fort  William: 

The  City  of  Fort  William  has  been  divided  into  eighteen 
(18)  Planning  Areas.  These  are  areas  which  have  identification 
because  of  their  homogeneity  as  to  use  and  character  and/or 
because  of  their  definition  by  natural  boundaries  such  as  rivers, 
rail  lines,  and  highways. 

The  major  land  uses  and  character  of  these  areas  are 
briefly  stated  as  follows: 

Area  1  —  early  residential  development  —  original  townsite 
—  severed  from  rest  of  community  by  CPR. 

Area  2  —  residential  —  significant  commercial  streets  on 
eastern  and  western  borders  —  intrusions  of  Cen¬ 
tral  Business  District  on  southern  flank. 

Area  3  —  residential 

Area  4  —  residential 

Area  5  —  Central  Business  District 

Area  6  —  residential  —  arterial  streets  on  north  and  south 

borders. 

Area  7  —  residential  —  commercial  on  eastern  border  — 
institutional  in  northern  section. 
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Area  8  —  residential  —  contains  best  of  both  old  and  new 
housing. 

Area  9  —  residential  —  small  industrial  pocket. 

Area  10  —  residential 

Area  1 1  —  residential  and  commercial  —  part  of  an  old  settle¬ 
ment  known  as  Westfort  —  industrial  uses  on 
southern  border. 

Area  12  —  residential  —  Limited  Dividend  row  housing  units 
located  here. 

Area  13  —  light  industrial  —  new  development. 

Area  14  —  resident al  —  post  1950  subdivisions  —  Full  Recovery 
housing  units  located  here. 

Area  15  —  residential  —  new  subdivision  —  only  partially 
developed. 

Area  16  —  residential  —  development  commenced  in  1962. 
Area  17  —  large  public  open  space  and  recreational  area  — 
institutional  uses  in  south-west  portion  —  light  in¬ 
dustrial  subdivision  on  eastern  flank. 

Area  18  —  heavy  industrial. 

Table  XU  indicates  the  range  of  dwelling  types  in  each  of 
Planning  Areas  (note  -  it  is  the  number  of  dwelling  units  that 
is  recorded  and  not  necessarily  the  number  of  buildings).  The 
first  three  categories  indicate  buildings  used  exclusively  for 
housing  units  while  housing  units  in  combination  with  other 
uses  are  listed  under  "Others  '.  Area  16  is  not  recorded  in  the 
tables,  as  it  only  commenced  to  be  developed  in  1962. 

In  the  city  as  a  whole.  72%  of  all  dwelling  units  are  classi¬ 
fied  as  single  family  houses.  This  ratio  is  slightly  higher  than 
the  comparable  figure  for  Ontario  of  69.5%  (Census  of  Canada 
1961).  A  sizeable  majority  of  single  family  units  is  evident  in 
all  areas  except  in  Area  5  (16%)  and  Area  7  (40%). 

Two  family  dwelling  units  occupy  11%  of  the  total  hous¬ 
ing  pattern.  In  the  main,  these  have  resulted  from  conversions  of 
single  family  housing  into  two  family  units  and  are  cm  outcome 
of  housing  shortages  experienced  during  World  War  II.  The 
highest  proportion  of  two  family  dwellings  occurs  in  Area  / 
( ] g%) — followed  by  Area  4  (17%),  Area  6  (17%)  and  Area  2 
(16%)- 


TABLE  Xn 


DISTRIBUTION  OF  DWELLING  UNITS  BY  TYPE  —  Fort  William 


AREA 

Single 

Two 

Apart- 

Others 

Total 

Family 

Family 

ments 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

1 

551 

80 

50 

7 

42 

6 

48 

7 

691 

100 

2 

1055 

62 

270 

16 

178 

10 

212 

12 

1715 

100 

3 

334 

83 

36 

9 

24 

6 

7 

2 

40 1 

100 

4 

684 

68 

170 

17 

144 

14 

12 

1 

1010 

100 

5 

82 

16 

60 

12 

146 

28 

231 

44 

519 

100 

6 

400 

65 

106 

17 

76 

12 

33 

6 

615 

100 

7 

100 

40 

48 

19 

83 

33 

19 

8 

250 

100 

8 

830 

75 

110 

10 

163 

14 

9 

1 

1112 

100 

9 

500 

80 

94 

15 

24 

4 

8 

1 

626 

100 

10 

828 

88 

80 

8 

18 

2 

17 

2 

943 

100 

11 

851 

76 

142 

13 

54 

5 

68 

6 

1115 

100 

12 

899 

78 

44 

4 

167 

15 

35 

3 

1145 

100 

13 

10 

100 

10 

100 

14 

1153 

89 

42 

3 

94 

7 

11 

1 

1300 

100 

15 

618 

74 

110 

13 

87 

10 

2b 

3 

840 

100 

17 

117 

86 

8 

6 

5 

4 

5 

4 

135 

100 

18 

147 

55 

18 

7 

100 

38 

1 

— 

266 

100 

Total 

9159 

72 

1388 

11 

1405 

11 

741 

6 

12693 

100 

Source  —  Lakehead  Renewal  Study  and  City  of  Fort  William 
Assessment  Office 

Apartment  units  include  buildings  constructed  solely  for 
apartment  use,  row  housing  (in  this  case  limited  dividend  hous¬ 
ing  only),  and  again  single  family  houses  converted  into  three 
or  more  units.  This  type  of  accommodation  accounts  for  11%  of 
the  total  housing  units.  The  highest  proportion  of  apartment 
units  occurs  in  Area  18  (38%).  However,  this  situation  is  somewhat 
weighted  since  all  units  occur  in  one  building  constructed  by 
Wartime  Housing  Ltd.,  and  still  in  use  Greater  significance  is 
observed  in  Area  7  (33%),  Area  5  (28%),  and  Area  4  (14%)  — 
areas  where  apartment  units  have  been  developed  mainly 
through  conversions. 
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TABLE  Xm 

Single  Family  —  OWNERSHIP  OF  BUILDINGS  BY  AREA 
Fort  William 


AREA 

1* 

2 

3 

4 

5 

6 

7 

Total 

1 

465 

77 

2 

_ 

_ 

7 

— 

551 

2 

870 

158 

10 

— 

— 

15 

2 

1055 

3 

293 

26 

4 

7 

— 

4 

— 

334 

4 

598 

70 

10 

1 

— 

4 

1 

684 

5 

42 

32 

4 

— 

— 

3 

1 

82 

6 

324 

59 

9 

— 

— 

6 

2 

400 

7 

75 

18 

5 

— 

— 

2 

— 

100 

8 

752 

54 

13 

— 

— 

11 

830 

9 

438 

52 

7 

— 

— 

3 

— 

500 

10 

755 

58 

8 

4 

— 

1 

2 

828 

11 

732 

76 

5 

30 

— 

8 

— 

851 

12 

790 

90 

7 

— 

— 

11 

1 

899 

13 

6 

2 

1 

— 

— 

1 

— 

10 

14 

917 

50 

6 

— 

174 

6 

— 

1153 

15 

571 

36 

3 

— 

— 

6 

2 

618 

17 

97 

17 

— 

— 

— 

3 

— 

117 

18 

135 

9 

2. 

— 

— 

1 

— 

147 

Total  7860  884  96  42  174  92  11  9159 

Percent  85.8  9.7  1.0  0.5  1.9  1.0  0.1  100 


1.  Owner  Occupied 

2.  Tenant,  Local  Owner 

3.  Tenant,  Absentee  Owner 
4-  Tenant,  C.M.H.C.  Owner 


5.  Tenant,  F.W.H.A.  Owner 

6.  Vacant,  Local  Owner 

7.  Vacant,  Absentee  Owner 


Source  —  Lakehead  Renewal  Study  &  Fort  William  Assessment 
Office 

Additional  commercial  functions  account  for  most  of  the 
dwelling  units  recorded  under  "Others".  The  greatest  proportions 
of  this  type  of  unit  occur  in  Area  5  (44%)  and  Area  2  (12%). 

In  order  to  determine  the  qualities  of  each  Planning  Area, 
it  was  decided  to  study  each  area  in  terms  of  its  single  family 
housing  only  —  believing  that  the  high  proportions  of  single 
family  houses  would  project  an  indicalive  picture.  Tables  XIII. 
XIV,  XV,  and  XVI  discuss  ownership,  assessed  values,  age  and 
maintenance. 

Table  XIII  indicates  that  85.8%  of  all  single  family  hous¬ 
ing  in  Fort  William  is  owner  occupied.  The  equivalent  figure 
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TABLE  XIV 

Single  Family  -  ASSESSED  VALUE  OF  BUILDINGS  BY  AREA 
Fort  William 


AREA 

$0 

$500 

$1000 

$2000 

$4000 

$8000  $16000 

Total 

-499 

-999 

-1999 

-3999 

-7999 

15999  &  Over 

1 

21 

198 

302 

29 

1 

— 

— 

551 

2 

9 

109 

650 

285 

2 

•  §Eip 

— 

1055 

3 

2 

36 

209 

87 

— 

— 

334 

4 

19 

330 

332 

3 

■  '-TT' 

— 

684 

5 

3 

2 

35 

40 

1 

1 

82 

6 

12 

1 

206 

182 

sy 

400 

7 

34 

63 

2 

~ 

100 

8 

1 

3 

84 

634 

104 

3 

i 

830 

9 

2 

14 

306 

177 

1 

,>j=r 

-r- 

500 

10 

1 

21 

422 

380 

4 

— 

828 

11 

3 

19 

389 

439 

l 

IS ! 

851 

12 

13 

109 

481 

296 

— 

899 

13 

1 

4 

4 

1 

— 

— 

10 

14 

28 

56 

1045 

23 

l 

— 

1153 

15 

2 

31 

46 

516 

23 

— 

618 

17 

6 

25 

65 

20 

1 

— 

— 

117 

18 

7 

43 

90 

7 

-  — 

— 

147 

Total 

71 

674 

3709 

4533 

165 

5 

2 

9159 

Percent 

0.8 

7.3 

40.5 

49.5 

1.8 

0.1 

— 

100 

Source — Lakehead  Renewal  Study  &  Fort  William  Assessment 
Office 

for  the  whole  of  Ontario  is  87.4%  (Census  of  Canada  1961). 
Excluding  forms  of  public  housing  and  vacant  housing,  the 
highest  proportion  of  tenant  occupied,  single  family  housing 
occurs  in  Area  5  (43.9%)  —  followed  by  Area  13  (30%),  Area  7 
(23%),  Area  6  (17%),  Area  2  (16%),  Area  17  (14.5%).  The  lowest 
tenancy  proportions  occur  in  Area  14  (5%)  and  Area  15  (6%)  — 
the  new  subdivision  areas.  Although  no  previous  statistics  are 
available  for  comparison  purposes,  it  would  appear  that  Area 
7,  with  its  high  proportion  of  multiple  family  units  and  its  high 
proportion  of  tenant  occupied  single  family  units,  is  becoming 
a  rental  area.  A  similar  situation  exists  in  Area  5. 

Absentee  ownership,  which  could  affect  renewal  pro¬ 
grammes,  does  not  appear  to  be  a  problem  —  representing  only 
1.1%  of  the  total  picture. 


TABLE  XV 

Single  Family — AGE  OF  BUILDINGS  BY  AREA  — 
Fort  William 


AREA 

Pre 

1910 

1910 

1919 

1920 

1929 

1930 

1939 

1940 

1949 

1950 

1959 

1960 

+ 

Un¬ 
known  Total 

1 

177 

178 

51 

32 

42 

40 

5 

26 

551 

2 

331 

363 

18 

87 

103 

26 

3 

124 

1055 

3 

30 

57 

37 

12 

142 

41 

5 

10 

334 

4 

148 

220 

145 

56 

95 

10 

3 

7 

684 

5 

56 

7 

5 

10 

3 

— 

1 

— 

82 

6 

74 

111 

87 

27 

88 

12 

1 

— 

400 

7 

28 

16 

20 

2b 

11 

— 

— 

— 

100 

8 

50 

101 

160 

122 

162 

221 

7 

7 

830 

9 

27 

121 

52 

26 

238 

23 

2 

11 

500 

10 

28 

79 

54 

34 

547 

52 

8 

26 

828 

11 

115 

159 

81 

30 

315 

121 

6 

24 

851 

12 

10 

54 

112 

93 

252 

292 

52 

34 

899 

13 

3 

2 

2 

B  il 

1 

— ■ 

! — 

1 

10 

4 

3 

8 

51 

947 

134 

6 

1153 

15 

5 

4 

3 

13 

43 

380 

159 

11 

618 

17 

9 

10 

16 

16 

43 

14 

7 

2 

117 

18 

10 

29 

15 

27 

41 

9 

1 

15 

147 

Total  1105  1511  861  619  2177  2188  394  304  9159 

Percent  12.1  16.5  9.4  6.7  23.8  23.9  4.3  3.3  100 

Source— Lakehead  Renewal  Study 


Table  XIV  demonstrates  the  range  of  assessed  values  of 
single  family  houses  in  Fort  William.  The  area  of  concern  is 
expected  to  lie  in  those  houses  assessed  at  $2,000  or  less  —  4454 
(48  6%)  are  assessed  at  less  than  $2,000  and  745  (8.1/4)  are 
assessed  at  less  than  $1,000.  An  indication  of  the  market  value 
of  houses  in  these  groups  was  arrived  by  studying  the  Multiple 
Sale  lisitngs,  during  1961  and  1962.  Of  63  houses  isted  having 
an  assessed  value  of  $2,000  or  less,  61  had  an  asking  price  of 
$7  000  or  less  Generalisations  are  dangerous  but  it  would  ap¬ 
pear  that  almost  50%  of  single  family  housing  units  m  tort 
William  have  a  market  value  in  the  range  of  $7,000  or  less. 
The  greatest  proportion  of  houses  assessed  under  $4UUU  occure 
in  Area  18  (95.2%)  —  followed  by  Area  1  (94  6/4)  Area  13 
(90.0%),  Area  17  (82.1%),  Area  3  (74.0%)  and  Area  2 (72.8  /.).  In 
the  $1,000  and  under  group,  the  greatest  proportions  occur  in 


TABLE  XVI 

Single  Family  —  MAINTENANCE  OF  BUILDINGS  BY  AREA  — 
Fort  William 


AREA 

A 

B 

C 

D 

E 

F 

Total 

1 

_ 

68 

402 

61 

14 

6 

551 

2 

_ 

137 

807 

93 

12 

6 

1055 

3 

_ 

59 

231 

39 

5 

— 

334 

4 

_ 

119 

513 

41 

11 

— 

684 

5 

1 

2 

62 

15 

2 

— 

82 

6 

1 

86 

292 

17 

3 

1 

400 

7 

_ 

13 

74 

12 

1 

— 

100 

8 

3 

297 

486 

41 

2 

1 

830 

9 

_ 

63 

331 

100 

5 

1 

500 

10 

_ 

145 

539 

131 

13 

— 

828 

11 

_ 

159 

578 

96 

15 

3 

851 

12 

3 

265 

502 

102 

26 

1 

899 

13 

_ 

1 

4 

5 

— 

— 

10 

14 

9 

918 

203 

22 

1 

— 

1153 

15 

46 

476 

67 

25 

3 

1 

618 

17 

_ 

18 

76 

20 

2 

1 

117 

18 

— 

15 

81 

39 

6 

5 

146 

Total 

63 

2841 

5248 

859 

121 

26 

9158 

Percent 

0.7 

31.0 

57.3 

9.4 

1.3 

0.3 

100 

Source — Lakehead  Renewal  Study 


Area  13  (50  0%),  Area  1  (39.7%),  Area  18  (34.0%)  and  Area  17 
(26.5%).  Low  assessment  is  generally  due  to  one  or  a  combina¬ 
tion  of  three  factors  —  an  old  building,  very  small,  or  poor 
materials  and  construction.  Environment  and  resulting  market¬ 
ability  may  also  be  an  influence. 

Table  XV  has  been  devised  to  indicate,  in  statistical 
form,  the  areas  of  the  city  v/hich  are  oldest  in  terms  of  single 
family  housing  and  which  are,  therefore,  most  likely  to  be  the 
first  to  require  major  renewal  programmes  Approximately 
28%  of  all  single  family  housing  in  Fort  William  was  built  prior 
to  1920.  Within  any  one  aTea,  the  greatest  portion  built  prior  to 
1920  occurs  in  Area  5  (76,8%)  —  followed  by  Area  2  (65.8%), 
Area  1  (64.4%)  and  Area  4  (53.8%).  When  the  time  period  is 
enlarged  to  include  all  houses  built  prior  to  1930.  the  problem 
area  in  1980,  the  greatest  proportion  still  occurs  in  Area  5  (82.9%) 
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—  followed  by  Area  4  (75.0%),  Area  1  (73.7%),  Area  6  (68.0%) 
and  Area  2  (67.5%).  These  ratios  indicate  the  location  of  potential 
problems  due  to  aging  and  also  are  of  interest  in  comparison 
v/ith  other  factors  such  as  a  condition  of  building. 

Table  XVI  indicates  that  1.6%  of  all  single  family  housing 
in  Fort  William  is  considered,  in  varying  degrees,  to  be  blighted 
from  a  physical  viewpoint.  Occurrence  is  scattered  throughout 
the  City  without  any  major  concentrations.  Within  any  one 
area  the  greatest  proportion  of  blighted  houses  occurs  in  Area 
18  (7.5%)  —  followed  by  Area  1  (3.6%),  Area  12  (3.0%),  Area  17 
(2.6%)  and  Area  5  (2.4%).  However,  the  potential  problem  for 
Fort  William  will  lie  in  those  houses  which  now  appear  to  be 
approaching  blighted  conditions  and  classified  as  "D"  (9.4%  of 
total).  The  largest  proportion  of  presently  blighted  houses  and 
potentially  blighted  houses  occurs  in  Area  13  (50.0%)  followed 
by  Area  18  (34.2%) .  Area  9  (21.2%),  Area  5  (20.7%)  Area  17 
(19.7%)  and  Area  10  (17  4%).  It  should  be  noted  that  the  areas 
of  potential  blight  aTe  not  the  oldest  areas  in  the  city  —  except 
for  Area  5.  Area  9,  for  example,  experienced  almost  50%  of  its 
development  during  the  1940-1949  period.  Other  factors  to  be 
considered  are  quality  of  construction  and  environmental  as¬ 
pects. 

In  considering  assessed  value  and  maintenance  ratings 
further  significance  may  be  gained  by  a  study  of  exterior 
cladding  material.  Single  family  houses  with  either  wood,  tar¬ 
paper,  or  roll  brick  siding  have  their  greatest  proportion  in 
Area  1  (78%),  —  followed  by  Area  18  (73%),  Area  2  (62%),  Area 
17  (59%)  and  Area  3  (53%). 

A  major  area  of  concern  exists  in  the  condition  of  sheds 
and  garages  located  on  the  lanes  at  the  rear  of  residential 
buildings.  The  situation  in  Area  1  and  Area  18  is  very  bad  and 
conditions  are  not  much  better  in  parts  of  Areas  2,  3,  12  and  17. 
The  removal  of  these  unsightly  buildings  could  do  much  to  up¬ 
grade  these  areas. 
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TABLE  XVD 

Single  Family  —  SUMMARY  OF  MAJOR  FINDINGS* 
Fort  William 


AREA 

Tenant 

Assessed  Value 
Under  Under 
51000  $2000 

Year 

Pre 

1920 

Built 

Pre 

1930 

Maintenance 

E+F  D+E+F 

1 

_ 

39.7 

94.6 

64.4 

73.7 

3.6 

— 

2 

15.9 

— 

72.8 

65.8 

67.5 

— 

— 

3 

— 

11.3 

74.0 

— 

— 

— 

— 

4 

— 

— 

— 

53.8 

75.0 

— 

— 

5 

43.9 

— 

_ 

76.8 

82.9 

2.4 

20.7 

6 

17.0 

— 

— 

46.3 

68.0 

— 

— 

7 

23.0 

— 

— 

— 

— | 

— 

— 

8 

— 

— 

— 

— 

— 

— 

— 

9 

— 

— 

— 

— 

_ 

— 

21.2 

10 

— 

— 

— 

— 

— 

— 

17.4 

11 

— 

— 

— 

— 

— 

2.1 

— 

12 

— 

13.6 

— 

_ 

_ 

3.0 

_ 

13 

30.0 

50.0 

90.0 

50.0 

70.0 

— 

50.0 

14 

— 

— 

— 

— 

— 

— 

15 

— 

— 

— 

_ 

_ 

_ 

_ 

17 

14.5 

26.5 

82.1 

_ 

_ 

2.6 

19.7 

18 

Sourci 

—  34.0  95.2  — 

e — Lakehead  Renewal  Study 

7.5 

34.2 

*The  six  Planning  Areas  with  the  greatest  proportions  in 
each  category  are  recorded  and  indicated  as  percentages.  The 
Areas  with  the  largest  number  of  entries  are,  therefore,  the 
Areas  with  the  greatest  need  for  present  and  future  re¬ 
newal  programmes. 

Port  Arthur: 

The  City  of  Port  Arthur  has  been  divided  into  twenty- 
two  (22)  Planning  Areas.  In  contrast  to  Fort  William  where  the 
Planning  Areas  are  more  naturally  defined  by  highway,  rail, 
or  river  systems,  the  Planning  Areas  in  Port  Arthur  have,  in  the 
main,  been  designed  to  define  areas  of  similar  development, 
problems  and  attitudes. 


Lakehead  Renewal  Study 
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PORT  ARTHUR  PLANNING  AREAS 


The  major  land  uses  and  character  of  these  areas  are 
briefly  stated  as  follows: 

Area  1  —  residential. 

Area  2  —  residential  —  Current  River  area. 

Area  3  —  residential  —  recent  subdivision  —  Full  Recovery 
housing  units  located  here. 

Area  4  —  large  public  open  space  and  recreational  area  — 
Area  5  —  residential  —  highway  commercial  spine  —  in¬ 
dustrial  on  eastern  border. 

Area  6  —  residential  —  old  and  new  developments  —  best 
of  newer  homes. 

Area  7  —  residential  —  northern  portion  undeveloped. 

Area  8  —  residential  —  northern  portion  undeveloped. 

Area  9  —  residential  —  recent  subdivisions  —  not  fully 
developed. 

Area  10  —  residential. 

Area  11  —  residential. 

Area  12  —  Central  Business  District  —  residential  and  institu¬ 
tional  uses  in  north-west  portion. 

Area  13  —  residential  and  commercial. 

Area  14  —  residential  —  finest  area  —  predominately  older 
homes. 

Area  15  —  residential  . 

Area  16  —  residential  —  new  subdivisions  —  fringe  develop¬ 
ment  in  north-west. 

Area  17  —  residential.  . 

Area  18  —  residential  —  highway  commercial  on  eastern  HanJc 
—  recreational  uses. 

Area  19  —  mixed  uses  —  residential,  light  industrial,  highway 
commercial. 

Area  20  —  major  light  industrial  area  —  institutional  uses  in 
north-west. 

Area  21  —  heavy  industrial. 

Area  22  —  heavy  industrial. 

Table  XVm  indicates  the  range  of  dwelling  types  in  each 
of  the  Planning  Areas.  (Note  —  it  is  the  number  of  dwelling 
units  that  is  recorded  and  not  necessarily  the  number  of  build¬ 
ings.)  The  first  three  categories  indicate  buildings  used  exclu¬ 
sively  for  housing  units  while  housing  units  in  combination 

with  other  uses  are  listed  under  "Others '. 

In  the  city  as  a  whole,  69%  of  all  dwelling  units  are 
classified  as  single  family  houses.  This  is  a  slightly  lower 


TABLE  XVIH 

DISTRIBUTION  OF  DWELLING  UNITS  BY  TYPE  — 
Port  Arthur 


AREA  Single  Two  Apart- 

Family  Family  ments  Others  Total 
No.  %  No.  %  No.  %  No.  %  No.  % 


I 

191 

91 

66 

17 

7 

2 

8 

2 

396 

100 

2 

315 

79 

152 

17 

32 

4 

29 

3 

870 

100 

3 

657 

76 

18 

9 

_ 

_ 

— 

— 

209 

100 

4 

11 

85 

2 

15 

— 

— 

— 

— 

13 

100 

5 

639 

68 

138 

19 

62 

9 

61 

9 

709 

100 

6 

448 

63 

200 

21 

87 

9 

17 

2 

943 

100 

7 

989 

78 

206 

16 

74 

6 

1 

— 

1270 

100 

8 

510 

87 

46 

8 

12 

2 

20 

3 

588 

100 

9 

523 

87 

10 

2 

59 

10 

b 

1 

597 

100 

10 

742 

73 

178 

18 

79 

8 

15 

1 

1014 

100 

11 

483 

49 

250 

25 

232 

24 

17 

2 

982 

100 

12 

187 

28 

124 

18 

18b 

28 

177 

26 

673 

100 

13 

620 

44 

472 

33 

171 

12 

151 

11 

1414 

100 

14 

281 

83 

48 

14 

8 

3 

— 

— 

337 

100 

15 

949 

84 

130 

11 

33 

3 

16 

2 

1128 

100 

16 

314 

87 

36 

10 

9 

3 

— 

— 

359 

100 

17 

408 

80 

68 

14 

25 

5 

7 

1 

5D8 

100 

18 

295 

71 

88 

21 

18 

4 

15 

4 

416 

100 

19 

207 

37 

26 

11 

— 

— 

6 

2 

239 

100 

20 

23 

74 

2 

6 

3 

10 

3 

10 

31 

100 

Total  8792  69  2260  18  1096  9 

Source — Lakehead  Renewal  Study  <5  Port 

548  4  12696  100 

Arthur  Assessment 

Office 


ratio  than  Fort  William  (72%)  and  almost  identical  with  the 
total  Ontario  figure  of  69.5%  (Cenus  of  Canada  1961).  Single 
family  units  predominate  substantially  in  all  areas,  except  in 
Area  11  (49%),  Area  12  (28%)  and  Area  13  (44%). 

Two  family  dwelling  units  represent  18%  of  the  total 
housing  pattern.  Again,  they  are  largely  the  result  of  the  con¬ 
version  of  single  family  houses  into  two  family  units  In  any 
one  area,  the  largest  proportion  of  two  family  units  occurs  in 
Area  13  (33%)  —  followed  by  Areas  11  (25%),  Area  6  (21 /o) 


and  Area  18  (21%).  .  ,  , 

Apartment  units  include  buildings  constructed  solely  tor 
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apartment  use,  row  housing,  and  single  family  houses  con¬ 
verted  into  three  or  more  units.  While  the  number  of  two 
family  dwelling  units  is  greater  in  Port  Arthur  than  in  Fort 
William,  the  number  of  apartment  units  is  less  —  9%  to  11% 
respectively.  In  any  one  area,  the  highest  proportion  of  apart¬ 
ment  units  occurs  in  Area  12  (28%)  —  followed  by  Area  11  (24%) 
and  Area  13  (12%).  The  units  in  Area  12  and  Area  13  exist 
mainly  through  conversions  while  Area  11  has  a  high  propor¬ 
tion  of  constructed  apartment  buildings. 

Dwelling  units  in  combination  with  other  uses  account  for 
4%  of  the  total  picture  and  occur  in  greater  proportions  in  Area 
12  (26%)  —  followed  by  Area  13  (11%),  Area  20  (10%)  and  Area 
5  (9%). 

In  order  to  determine  the  qualities  of  each  Planning 
Area,  it  was  decided  to  study  each  area  in  terms  of  its  single 
family  housing  only  —  believing  that  the  high  proportions  of 
single  family  housing  would  protect  an  indicative  picture.  Tables 
XIX,  XX,  XXI,  XXII  discuss  ownership,  assessed  values,  age  and 
maintenance. 

Table  XIX  indicates  that  83.3%  of  all  single  family  houses 
in  Port  Arthur  are  owner  occupied.  This  figure  is  somewhat 
lower  than  the  equivalent  figure  for  the  whole  of  Ontaio  of 
87.4%  (Census  of  Canada  1961).  Excluding  forms  of  public  hous¬ 
ing  and  vacant  housing,  the  highest  proportion  of  tenant  oc¬ 
cupied  single  family  houses  occurs  in  Area  20  (34.8%)  — 
followed  by  Area  12  (24.6%),  Area  5  (21.7%)  and  Area  19 
(21.3%).  The  lowest  tenancy  proportions  occur  in  Area  3  (4.7%), 
Area  14  (7.5%)  and  Area  9  (9.6%)-  It  is  perhaps  significant  to  note 
that  in  Area  9  which  is  a  post  1950  subdivision  area,  1  in  10  of 
the  single  family  houses  are  presently  tenant  occupied.  Area 
12  with  its  high  proportions  of  multiple  family  units  and  relative¬ 
ly  high  proportion  of  tenant  occupied  single  family  units  would 
appear  to  be  a  rental  area. 

Absentee  ownership  represents  1.5%  of  the  total  picture 
and  is  not  classified  as  a  problem.  At  the  time  of  recording, 
2.2%  of  all  single  family  houses  were  unoccupied  —  the  largest 
number  in  Area  7  and  the  highest  proportion  in  any  one  area 
occuring  in  Area  1  (4.4%). 

Table  XX  demonstrates  the  range  of  assessed  values  of 
single  lamily  houses  in  Port  Arthur  The  area  of  concern  for 
renewal  programmes  is  expected  to  lie  in  those  homes  as- 
essed  at  $2,000  or  less  —  3568  (40.6%)  are  assessed  at  $2,000 


TABLE  XIX 

Single  Family  —  OWNERSHIP  OF  BUILDINGS  BY  AREA  - 
Port  Arthur 


AREA 

1* 

2 

3 

4 

5 

8 

7 

8 

Total 

1 

252 

41 

8 

_ 

'  — 

— 

13 

1 

1 

315 

2 

545 

90 

10 

2 

■ 

— 

9 

657 

3 

126 

8 

1 

18 

35 

SI . 

3 

— 

191 

4 

4 

2 

_ 

— 

5 

— r  ■ 

11 

5 

337 

87 

10 

_ 

1 

3 

9 

1 

448 

5 

556 

58 

6 

_ 

1  ilsl  ■ 

1 

17 

1 

639  ‘ 

7 

824 

130 

6 

_ 

— 

— 

24 

5 

989 

8 

410 

76 

11 

_ 

_ 

T-T' 

10 

3 

510 

9 

466 

44 

6 

_ 

— 

— 

7 

— 

523 

10 

648 

78 

7 

_ 

_ 

— 

7 

2 

742 

11 

423 

40 

10 

_ 

_ 

— 

9 

1 

483 

12 

132 

42 

4 

1 

§ 

6 

2 

187 

13 

504 

98 

2 

_ 

— 

-T^-r 

15 

1 

620 

14 

258 

20 

1 

eS 

— 

2 

— 

281 

15 

809 

98 

12 

19 

— 

— 

9 

2 

949 

16 

256 

45 

1 

— 

— 

— 

12 

— 

314 

17 

358 

43 

3 

_ 

— 

— 

3 

1 

408 

18 

245 

37 

6 

199 

6 

1 

295 

19 

154 

43 

1 

— 

8 

1 

207 

20 

14 

7 

1 

— 

— 

m3 

1 

— 

23 

Total 

7321 

1087 

106 

39 

37 

9 

170 

23 

8792 

Per 

Cent 

83.3 

12.4 

1.2 

0.4 

0.4 

0.1 

1.9 

0.3 

100 

*1-  Owner  Occupied 

2.  Tenant,  Local  Owner 

3.  Tenant,  Absentee  Owner 

4.  Tenant,  C.M.H.C.  Owner 

Source — Lakehead  Renewal  Study 
Office 


5.  Tenant,  P.A.H.A.  Owner 

6.  Tenant,  Ontario  Owner 

7.  Vacant,  Local  Owner 

8.  Vacant,  Absentee  Owner 

Port  Arthur  Assessment 


or  less  and  807  (9.2%)  are  assessed  at  $1,000  or  less.  Although 
it  is  thought  that  the  basis  of  assessment  figures  varies  slightly 
between  the  two  Cities,  a  market  value  of  Japproximately 
$7,000  for  a  $2,000  assessed  house  is  adequate  for  study  pur¬ 
poses-  The  greatest  proportion  of  houses  assessed  under  $2,000 
occurs  in  Area  19  (84.5%) — followed  by  Area  8  (65.5%),  Area  2 
(62.6%),  Area  20  (60.9%),  Area  1  (58.7%)  and  Area  18  (60.9%). 


TABLE  XX 

Single  Family— ASSESSED  VALUE  OF  BUILDINGS  BY  AREA  — 
Port  Arthur 


AREA 

$0- 

$500- 

$1000- 

52000- 

$4000- 

$8000- 

Total 

499 

999 

1999 

3999 

7999 

15999 

1 

lb 

56 

114 

121 

9 

— 

315 

2 

3 

65 

343 

236 

10 

_ 

657 

3 

WBSl ' 

_ 

6 

173 

12 

— 

**$91 

4 

2 

1 

2 

5 

1 

— 

11 

5 

1 

43 

202 

194 

8 

— 

448 

6 

2 

16 

117 

405 

94 

5 

639 

7 

14 

112 

286 

554 

23 

— 

989 

8 

11 

93 

230 

172 

4 

— 

510 

9 

_ 

5 

3 

452 

62 

1 

523 

10 

1 

62 

321 

339 

18 

1 

742 

11 

1 

5 

94 

335 

47 

1 

483 

12 

3 

11 

37 

102 

30 

4 

187 

13 

36 

226 

332 

26 

— 

620 

14 

_ 

_ 

105 

158 

18 

281 

15 

55 

268 

572 

54 

— 

949 

16 

5 

60 

60 

173 

16 

— 

314 

17 

40 

182 

182 

4 

— 

408 

18 

2 

22 

146 

122 

3 

— 

295 

19 

3 

57 

115 

32 

— 

— 

207 

20 

e 

5 

9 

8 

1 

— 

23 

Total 

63 

744 

2761 

4614 

580 

30 

8792 

Percent 

0.7 

8.5 

31.4 

52.5 

6.6 

0.3 

100 

Source— Lakehead  Renewal  Study  &  Port  Arthur 
Assessment  Oflice 


The  greatest  proportion  of  houses  assessed  under  $1,000  occurs 
again  in  Area  19  (29%)  -  followed  by  Area  (27.3%)  Area  1 
(22.5%),  Area  20  (21.7%),  Area  16  (20.7%)  and  Area  8  (20.4%). 
Low  assessment  is  generally  due  to  one  or  a  combination  of 
three  factors  —  an  old  building,  very  small,  or  poor  materials 
and  construction.  Environment  and  resulting  marketability  may 
also  be  a  influece  —  hence  the  concern  for  renewal. 

Table  XXI  has  been  devised  to  indicate,  in  statistical  form, 
the  areas  of  the  city  which  are  oldest  in  terms  of  single  family 
housing  and  which  are,  therefore,  most  likely  to  be  the  first  to 
acquire  major  renewal  programmes.  Unfortunately,  the  records 


TABLE  XXI 

Single  Family  —  AGE  OF  BUILDINGS  BY  AREA  — 
Port  Arthur 


AREA 

1910 

1919 

1920 

1929 

1930 

1939 

1940 

1949 

1950 

1959 

I960 

Un-  Total 
known 

1 

1 

1 

12 

66 

128 

26 

81 

315 

2 

45 

87 

60 

257 

63 

9 

136 

657 

3 

_ 

50 

137 

2 

2 

191 

4 

_ 

4 

— 

7 

11 

5 

32 

34 

28 

82 

56 

6 

210 

448 

6 

50 

64 

63 

157 

92 

62 

151 

639 

7 

9 

21 

33 

158 

469 

116 

183 

989 

8 

32 

24 

24 

117 

112 

20 

181 

510 

5 

370 

131 

17 

523 

10 

48 

49 

38 

266 

125 

11 

205 

742 

11 

59 

41 

18 

67 

34 

4 

260 

483 

12 

5 

7 

9 

18 

5 

1 

142 

187 

13 

37 

41 

33 

38 

12 

2 

457 

620 

14 

21 

15 

24 

103 

72 

1 

45 

281 

15 

33 

33 

45 

434 

284 

13 

107 

949 

2 

2 

5 

23 

162 

66 

54 

314 

17 

10 

16 

30 

98 

116 

16 

122 

408 

18 

8 

36 

36 

37 

51 

16 

111 

295 

19 

14 

9 

16 

49 

37 

2 

80 

207 

20 

— 

— 

— 

— 

23 

23 

Total 

406 

480 

474  2025 

2329 

5U4 

2574 

8792 

Percent 

Source- 

4.6  5.5  5.4  23.0 

-Lakehead  Renewal  Study 

26.5 

5.7 

29.3 

100 

did  not  go  back  further  than  1910  and  were  incomplete,  resulting 
in  the  age  of  29.3%  of  single  family  houses  in  Port  Arthur  being 
unknown.  It  is  expected  that  the  majority  of  these  houses  were 
built  prior  to  1930-  Under  this  assumption,  the  greatest  proportion 
of  single  family  houses  built  prior  to  1930,  the  potential  problem 
area  in  1980,  occurs  in  Area  13  (86.3%)  —  followed  by  Area  12 
(82.5%),  Area  11  (74.5%),  Area  5  (6!  6%),  Area  18  (52.5%)  and 
Area  19  (49.8%).  These  Areas  are  also  of  interest  when  com¬ 
pared  with  other  factors  such  as  condition  of  building. 

Table  XM  indicates  that  2.8%  of  all  single  family  hous- 
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TABLE  XXII 

Single  Family  —  MAINTENANCE  OF  BUILDINGS  BY  AREA  — 
Port  Arthur 


Un- 

Total 

AREA 

A 

B 

C 

D 

E 

F 

known 

1 

17 

111 

113 

55 

17 

2 

— 

315 

2 

16 

176 

332 

115 

15 

1 

2 

657 

3 

_ 

90 

101 

— 

— 

— 

— 

191 

4 

_ 

5 

4 

_ 

1 

— 

1 

11 

5 

5 

121 

225 

79 

17 

1 

— 

448 

6 

96 

264 

238 

35 

5 

— 

1 

639 

7 

78 

451 

321 

106 

31 

1 

1 

989 

8 

14 

179 

200 

83 

24 

6 

4 

510 

9 

264 

247 

10 

1 

— 

— 

1 

523 

10 

18 

277 

374 

52 

17 

— 

4 

742 

11 

16 

168 

243 

41 

10 

1 

4 

483 

12 

5 

46 

83 

37 

11 

2 

3 

187 

13 

5 

152 

393 

49 

18 

— 

3 

620 

14 

43 

229 

8 

1 

— 

— 

— 

281 

15 

24 

556 

315 

38 

10 

2 

4 

949 

16 

108 

124 

53 

17 

8 

3 

1 

314 

17 

6 

190 

152 

46 

6 

— 

8 

408 

18 

8 

63 

141 

73 

10 

— 

— 

295 

19 

-  23 

52 

108 

20 

2 

2 

207 

20 

1 

4 

9 

6 

3 

— 

— 

23 

Total 

724 

3476 

3367 

942 

223 

21 

39 

8792 

Percent 

8.2 

39.6 

38.3 

10.7 

2.6 

0.2 

0.4 

100 

Source — Lakehead  Renewal  Study 


ing  in  Port  Arthur  is  considered,  in  varying  degrees,  to  be 
blighted  from  a  physical  viewpoint.  Occurrence  is  scattered 
throughout  the  city  with  only  Area  3,  Area  9,  and  Area  14  being 
free  of  this  type  of  housing.  Within  any  one  area,  the  greatest 
proportion  of  blighted  houses  occurs  in  Area  20  (13%)  —  followed 
by  Area  19  (10.6%),  Area  4  (9.1%),  Area  12  (7.0%),  Area  1 
(6.0%),  Area  8  (5.9%)  and  Area  5  (4.0%).  However,  as  in  Fort 
William,  the  main  area  of  concern  for  Port  Arthur  will  lie  in 
those  houses  which  now  appear  to  be  approaching  blighted 
condition  and  classified  as  "D"  (10.7%  of  total).  The  largest  pro¬ 
portion  of  presently  blighted  houses  and  potentially  blighted 
Page  34 


TABLE  XXm 

Single  Family  —  SUMMARY  OF  MAJOR  FINDINGS  — 
Port  Arthur 


AREA 

Ten¬ 

nant 

Assessed  Value 

Under  Under 
$1000  $2000 

Year 

Built 

Pre 

1930 

Maintenance 

e+f  d+e+f 

1 

22.5 

58.7 

_ 

6.0 

23.5 

2 

_ 

— 

62.6 

— 

— 

— 

3 

_ 

— 

— 

— 

— 

18.2 

27.3 

— 

s 

9.1 

— 

5 

21.7 

— 

54.9 

61.6 

4.0 

21.7 

6 

_ 

— 

— 

— 

— 

— 

12.7 

— 

— 

— 

— 

8 

17.1 

20.4 

65.5 

46.5 

5.9 

22.2 

9 

_ 

— 

— 

— 

— 

10 

— 

— 

74.5 

_ 

12 

24.6 

_ 

— 

82.5 

7.0 

26.7 

13 

16.1 

— 

— 

86.3 

— 

— 

14 

— 

— 

—■ 

— 

— 

— 

15 

_ 

— 

— 

— 

— 

— 

16 

— 

20.7 

— 

— 

— 

.  H 

17 

_ 

_ 

— 

— 

— 

— 

18 

_ 

_ 

57.6 

52.5 

— 

28.1 

19 

21.3 

29.0 

84.5 

49.8 

10.6 

62.8 

20 

34.8 

21.7 

60.9 

— 

13.0 

39.0 

*The  seven  Planning  Areas  with  the  greatest  proportions 
in  each  category  are  recorded  and  indicated  as  percentages. 
The  Areas  with  the  largest  number  of  entries  are,  there¬ 
fore,  the  Areas  with  the  greatest  need  for  present  and  future  re¬ 
newal  programmes. 

Source — Lakehead  Renewal  Study 


houses  occurs  in  Area  19  (62.8%)  —  followed  by  Area  20  (39.0%), 
Area  18  (28.1%),  Area  12  (26.7%),  Area  1  (23.5%),  Area  8 
(22.2%)  and  Area  5  (21.7%).  Area  18  while  not  figuring  high  in 
the  proportion  of  blighted  houses  does  have  a  high  proportion 
of  potential  blight  —  a  situation  to  watch  and  remedy.  It  should 
be  noted  that  the  areas  of  potential  blight  are  not  the  oldest  in 
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the  city  —  except  for  Area  12.  Other  factors  to  be  considered 
are  quality  of  construction  and  environmental  aspects. 

In  considering  assessed  value  and  maintenance  ratings, 
further  significance  may  be  gained  by  a  study  of  exterior  cladd¬ 
ing  material.  Single  family  houses  with  either  wood,  tarpaper, 
or  roll  brick  siding  have  their  greatest  proportion  in  Area  19 
(84%),  Area  4  (72%),  Area  20  (70%)  and  Area  5  (65%). 

The  survey  does  not  indicate  severe  conditions  with  re¬ 
gard  to  rear  lot  sheds  but  the  situation  appears  to  be  worse  in 
Area  19  and  Area  5  with  spotty  conditions  in  Area  2,  Area  13, 
and  Area  18. 

Township  of  Neebing: 

The  Municipality  of  Neebing  consists  of  four  Townships 
— Neebing,  Blake,  Crooks  and  Pardee.  Neebing  Township, 
which  is  immediately  adjacent  to  the  City  of  Fort  William  is 
the  most  developed  of  the  four-  The  Municipality  is  not  presently 
serviced  by  a  sewer  and  water  system.  In  looking  at  the  rural 
Municipalities,  it  is  evident  that  much  is  to  be  desired.  Two 
factors  have  probably  brought  about  the  main  causes  of  con¬ 
cern  —  firstly,  a  declining  agricultural  base,  and  secondly,  a 
scattered  development  of  poorly  constructed  residential 
dwellings,  common  to  the  fringes  of  many  urban  areas.  By-laws 
have  been  effected  in  all  three  rural  Municipalities  to  control  fu¬ 
ture  development  but  the  existing  situation  remains.  * 

Neebing  Township  has  been  divided  into  four  study 
areas.  The  areas  delineate  existing  communities  and  are 
defined  chiefly  by  river  and  railroad  routings.  Area  #1  lies 
south  of  the  Kaministikwia  River:  Area  #2  is  the  Vickers  Heights 
area;  Area  #3  is  the  Rosslyn  Road  area,  and  Area  #4  is  the  Arthur 
Street  community.  The  Township  of  Neebing  is  badly  cut  up  by 
a  net  work  of  rail  lines,  the  C-N.R.  yards,  and  the  Kaministikwia. 
River.  These  have  caused  the  formation  of  communities  which 
are  virtually  isolated  from  each  other  and  with  little  means  of 
inter-communication. 

Neebing  Township  is  an  area  of  mainly  residential  de¬ 
velopment  and  of  a  single  family  type  units.  Development  is 
ribbon-type  along  the  main  roads  and  the  lots  are  large  in 
area  due  to  excessive  depths.  There  is  little  infilling.  The  hiqhest 
proportion  of  residential  buildings  occurs  in  Area  #2  (94%), 
with  the  proportion  of  residential  uses  in  the  other  three 
areas  ranging  from  83%  -  88%,  (see  Table  XXV)-  A  small  num¬ 


ber  of  farms  occurs  in  each  area  but  few  of  these  are  truly  in 
production. 

In  formulating  the  Official  Plan  and  Zoning  By-law  for 
the  Township,  areas  which  were  designated  for  residential 
purposes  were  restricted  to  that  territory  within  one  mile  of  an 
existing  school  along  existing  municipal  roads.  The  reasons 
for  this  policy  are  very  valid  —  to  control  and  limit  develop¬ 
ment  and  to  limit  the  demands  on  the  municipal  budget.  How¬ 
ever,  in  the  implementation  of  this  theory,  a  large  number  of 
existing  residential  buildings  have  been  excluded  and  are 
now  located  chiefly  in  a  rural  zone  —  a  zone  which  permits 
only  those  buildings  connected  with  an  agricultural  use.  There 
are  dangers  in  this  type  of  policy.  Firstly,  an  excessive  num¬ 
ber  of  non-conforminq  uses  are  created  which  require  a  Com¬ 
mittee  of  Adjustment  decision  before  any  major  improvements 
can  be  undertaken.  Secondly,  it  allows  for  the  hypothetical  pos¬ 
sibility  of  rural  uses  such  as  pig  farms,  etc.,  to  be  located  in 
what  are  predominantly  residential  areas.  The  potential  blight¬ 
ing  factor  could  be  serious. 

Table  XXIV  has  been  designed  to  illustrate  the  situa¬ 
tion.  In  Area  #1,  only  27%  of  the  residential  buildings  are  located 
within  a  residential  zone;  in  Area  #2-68%,  in  Area  #3-57%;  and 
in  Area  #4-58%.  The  remaining  residential  buildinqs  are  non- 
conforminq.  In  Area  #3,  54  existing  residential  buildings  (23% 
of  all  residences  in  Area  #3)  are  located  in  an  area  on  Rosslyn 
Road  which  is  presentlv  zoned  industrial  !n  the  latter  situation,  a 
more  definite  policy  will  be  needed  as  to  the  future  of  these  dwell¬ 
ing  units.  It  would  appear  that  the  problem  lies  in  premature 
residential  development  in  certain  areas  but  the  situation  does 
exist  and  should  be  given  more  consideration  in  the  zoning 
by-law. 

In  an  effort  to  improve  the  standard  of  residential  units  and 
to  increase  total  assessment,  minimum  floor  area  requirements 
have  been  defined  as  880  square  feet  in  a  rural  area  and  960 
square  feet  in  a  residential  area-  Table  XXIV  indicates  that  19%  of 
all  residences  in  the  Township  of  Neebing  are  less  than  600 
square  feet  and  that  68%  of  all  existing  residences,  regardless 
of  zone,  are  less  than  the  desired  minimum  of  960  square  feet. 
It  is  probable  that  the  37  residential  units  with  areas  under 
400  square  feet  are  totally  inadequate. 

Table  XXV  has  been  designed  to  illustrate  other  charac¬ 
teristics  of  the  existing  housing  situation  and  in  so  doing  to 
delineate  the  deficiences. 


Pnge  35 


TABLE  XXIV 

RESIDENTIAL  BUILDINGS  BY  FLOOR  AREA  (SQ.  FT.)  AND  ZONE  —  Neebing  Township 


UNDER  399 

400- 

599 

600- 

■879 

880 

-959 

960-1099 

1I00+ 

TOTAL 

ZONE 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

AREA  #1 

Res. 

Rural 

3 

7 

1 

4 

7 

21 

4 

12 

18 

45 

10 

25 

4 

12 

2 

7 

8 

23 

5 

13 

8 

22 

5 

12 

48 

130 

27 

73 

TOTAL 

10 

5 

28 

16 

63 

35 

16 

9 

31 

18 

30 

17 

178 

100 

AREA  #2 

4 

2 

15 

6 

73 

28 

20 

8 

22 

8 

41 

16 

175 

68 

1 

9 

3 

36 

14 

11 

4 

10 

4 

8 

3 

75 

28 

Pref.  Ind. 

1 

— 

1 

— 

4 

2 

— 

— 

3 

1 

3 

1 

12 

4 

TOTAL 

6 

2 

25 

9 

113 

44 

31 

12 

35 

13 

52 

20 

262 

100 

AREA  #3 

3 

1 

17 

8 

56 

25 

13 

6 

20 

9 

19 

8 

128 

57 

_ 

_ 

9 

4 

15 

7 

4 

2 

9 

4 

8 

3 

45 

20 

2 

1 

3 

X 

5 

2 

— 

— 

p 

— 

— 

— 

10 

4 

Gen.  Ind. 

7 

3 

20 

9 

11 

5 

i 

— 

3 

1 

2 

1 

44 

19 

TOTAL 

12 

5 

49 

22 

87 

39 

18 

8 

32 

14 

29 

12 

227 

100 

AREA  #4 

Res. 

5 

2 

18 

7 

54 

21 

16 

6 

21 

8 

35 

14 

149 

58 

Rural 

3 

1 

14 

5 

30 

12 

13 

5 

13 

5 

15 

6 

88 

34 

Gen.  Comm. 

1 

— 

4 

2 

9 

4 

2 

1 

— 

— 

3 

1 

19 

8 

TOTAL 

9 

3 

36 

14 

93 

37 

31 

12 

34 

13 

53 

21 

256 

100 

Neebing  Twp. 

Total 

37 

4 

138 

15 

356 

39 

96 

10 

132 

14 

164 

18 

923 

100 

Source  —  Lokehead  Renewal  Study  and  Neebing  Assessment  Office 
Page  36 


TABLE  XXV 


NUMBER  OF  BUILDINGS  BY  LAND  USE 


Neebing  Township 


Area  #1 

Area  #2 

Area  #3 

Area  #4 

TYPE 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Residential 

178 

83 

262 

94 

227 

88 

256 

86 

Farm 

12 

6 

3 

1 

2 

1 

14 

5 

Commercial 

7 

3 

5 

2 

14 

5 

16 

5 

Industral 

— 

_ 

1 

_ 

_ 

_ 

3 

1 

Summer  Home 

14 

7 

5 

2 

2 

1 

1 

_ 

Government 

2 

1 

WBi 

_ 

7 

3 

3 

1 

School 

1 

_ 

V  h 

_ 

2 

1 

2 

1 

Churches,  etc. 

1 

— 

3 

1 

3 

1 

4 

1 

Total 

215 

100 

280 

100 

257 

100 

299 

100 

RESIDENTIAL  BUILDINGS  BY  ASSESSED  VALUE 

Neebing  Township 

Area  #1 

Area  #2 

Area  #3 

Area  #4 

VALUE 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Under  $500 

13 

7 

7 

3 

12 

5 

9 

3 

$500-1199 

57 

32 

43 

m 

79 

35 

68 

27 

$1200-1999 

59 

33 

118 

45 

83 

37 

98 

38 

$2000-2799 

30 

P7 

64 

25 

34 

15 

43 

17 

$2800-3499 

- :  tr  ■ 

6 

16 

6 

17 

7 

22 

9 

$3500  &  Over 

8 

5 

14 

5 

2 

1 

16 

6 

Total 

178 

100 

262 

100 

227 

100 

256 

100 

RESIDENTIAL  BUILDINGS  BY  CONDITION 

Neebing  Township 

Area  #1 

Area  #2 

Area  #3 

Area  #4 

RATING 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

A  1  1  1  1  -  -  1  1 


B 

22 

12 

23 

9 

26 

11 

37 

14 

C 

23 

13 

76 

29 

39 

17 

48 

18 

D 

90 

50 

138 

52 

113 

50 

122 

47 

E 

32 

18 

21 

8 

39 

17 

46 

18 

SS 

6 

3 

3 

1 

9 

4 

1 

1 

Unknown 

4 

3 

— 

1 

1 

1 

1 

Total 

178 

100 

262 

100 

227 

100 

256 

100 

RESIDENTIAL  BUILDINGS  BY  EXTERIOR  MATERIAL 


Neebing  Township 


TYPE 

Area  #1 
No.  % 

Area  #2 
No.  % 

Area  #3 
No.  % 

Area  it 4 
No.  % 

Wood 

71 

40 

88 

34 

66 

29 

68 

27 

Brick 

11 

6 

38 

15 

17 

7 

26 

10 

Stucco 

22 

12 

55 

21 

26 

11 

47 

18 

Roll  Brick 

48 

27 

49 

19 

54 

24 

56 

22 

Asbestos 

14 

8 

18 

7 

11 

5 

19 

7 

Misc. 

5 

3 

8 

3 

50 

22 

34 

13 

Unknown 

7 

4 

6 

1 

3 

2 

6 

3 

Total 

178 

100 

262 

100 

227 

100 

256 

100 

RESIDENTIAL  BUILDINGS  BY  FOUNDATION  TYPE 

Neebing  Township 

Area 

#1 

Area  #2 

Area 

#3 

Area  #4 

TYPE 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Full  Basement  69 

39 

173 

66 

82 

36 

136 

53 

Concrete 

23 

13 

9 

3 

22 

10 

17 

7 

71 

40 

72 

28 

103 

45 

87 

34 

Sills 

13 

7 

8 

3 

20 

9 

13 

5 

Unknown 

2 

1 

— 

— 

— 

— 

3 

1 

Total 

178 

100 

262 

100 

227 

100 

256 

100 

RESIDENTIAL  BUILDINGS  BY  PLUMBING  FIXTURES 

Neebing  Township 

Area  #1 

Area  #2 

Area  #3 

Area  #4 

NUMBER 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

0 

30 

17 

8 

3 

21 

9 

19 

7 

1 

57 

32 

33 

13 

89 

39 

52 

20 

2 

5 

3 

12 

5 

5 

2 

b 

2 

3 

10 

5 

24 

9 

9 

4 

22 

9 

4 

49 

28 

121 

46 

75 

33 

104 

41 

5 

16 

9 

38 

14 

17 

8 

33 

13 

6+ 

11 

6 

26 

10 

11 

5 

20 

8 

Total 

178 

100 

262 

100 

227 

100 

256  : 

100 
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In  Area  #1  72%  of  all  residential  buildings  are  assessed 
at  under  *2,000,  in  Area  #2-64%,  in  Area  #3-77%;  and  in  Area 
#4-65%.  In  any  area,  houses  valued  at  between  $l,2UU-it>l(yyb 
occupy  the  largest  group.  However,  the  area  of  immediate  con¬ 
cern  would  lie  in  those  houses  (41)  assessed  at  $500  or  less- 
These  are  generally  very  small  units  or  units  of  inferior  con¬ 
struction.  The  area  of  future  concern  is  reflected  in  the  rela¬ 
tively  low  figures  of  assessed  value  throughout  the  Township 
which  indicates  not  only  the  quality  of  housing  but  also  the 


market  value  of  the  area.  , 

The  condition  of  building  picture  is  very  similar  v/ith  E 
and  "S.S."  ratings  indicating  the  area  of  immediate  concern, 
and  “D"  ratings  the  area  of  potential  concern.  In  Area  #1,  21% 
of  all  residential  buildings  are  in  the  “E"  and  "S.S."  category; 
in  Area  #2-9%;  in  Area  #3-21%;  in  Area  #4-19%.  Including  the  po¬ 
tentially  blighted  residential  buildings,  the  picture  shows  Area 
#1  to  have  71%  with  D,  E,  or  S.S.  ratings;  Area  #2-61%;  Area 
#3-71%;  Area  #4-66%.  The  incidence  of  blighted  housing  is  scat¬ 
tered  throughout  the  Township  but  !real  concern  is  felt  ^  in 
that  approximately  50%  of  all  existing  housing  is  in  the  "D" 
category  and  without  sufficient  maintenance  will  tend  towards 
substandard  conditions.  In  Area  #1,  scattered  development 
along  parts  of  Mountain  Road  and  most  of  the  development 
south  of  Mountain  Road  and  Highway  61  is  poor.  Area  #3  has 
concentrations  of  substandard  housing  at  the  eastern  end  of 
Rosslyn  Road,  at  the  Glendale  intersection,  and  a  potential 
trouble  area  in  the  Piper  Avenue-Almara  Avenue  develop¬ 
ment.  In  Areas  #2  and  #3,  amenity  is  poor  due  to  the  railroad 
properties.  In  Area  #4,  blighted  housing  is  scattered,  with  only 
a  small  concentration  in  Stanley  Park. 

In  all  areas,  the  majority  of  residential  buildings  are 
finished  in  wood  or  roll  brick;  Area  #1-67%,  Area  #2-53%;  Area 
#3-53%  Area  #4-49%.  Housing,  without  a  basement  or  concrete 
foundation,  represents  47%  of  the  total  in  Area  #1;  Area  #2-31%; 
Area  #3-54%;  Area  #4-39%  Assuming  4  plumbing  fixtures  to 
be  the  desired  minimum  in  the  Township,  deficiencies  in  this 
regard  aTe:  Area  #1-57%;  Area  #2-30%;  Area  #3-54%;  and  Area 
#4-38%. 

The  relatve  position  of  Neebing  Township  in  relation 
to  the  City  of  Fort  William  ensures  its  future  as  a  residential 
area.  Increased  growth  and  the  installation  of  a  water  and 
sewer  system  will  do  much  to  improve  the  present  conditions. 
In  the  meantime,  it  will  be  necessary,  to  maintain,  improve  or 
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protect  existing  development  so  as  to  allow  for  the  harmonious 
addition  of  new  developments. 

Blake,  Crooks,  and  Pardee  Townships: 

The  Townships  of  Blake,  Crooks,  and  Pardee  are  desig¬ 
nated  in  the  Official  Plan  as  rural  areas  and  are  zoned  for  rural 
activities.  Farming  accounts  for  the  majority  of  the  land 
uses  but  it  is  pointed  out  that  a  number  of  the  farms  have  name 
only  and  that  the  farm  is  presently  a  declining  and  uneconomi¬ 
cal  vocation  in  these  Townships.  The  three  Townships  are  serv¬ 
iced  by  Highway  No.  61.  which  is  the  connecting  link  between 
the  Lakehead,  the  Pigeon  River  border  crossing  and  Duluth, 
Minnesota. 

In  Blake,  77%  of  all  buildings  are  classified  as  farms; 
44%  in  Crooks;  and  64%  in  Pardee.  The  remaining  land  use 
types  are  small  in  number  and  insignificant  except  for  a  high 
proportion  of  summer  camp  homes  in  Crooks  (38%)  and  a 
number  of  government  buildings  at  the  Pardee  border  crossing. 
In  all,  there  are  374  main  buildings  in  the  three  Townships 
which  are  spread  across  a  total  land  area  of  approximately 
240  square  miles  with  a  population  of  approximately  600  per¬ 
sons  or  2.5  persons/square  mile. 

Table  XXVI  indicates  a  wide  range  of  deficiencies  with 
regard  to  accepted  or  desired  standards  and  would  appear  to 
indicate  an  area  of  concern. 

In  Blake,  96%  of  all  farm  buildings  are  assessed  under 
$2,000;  in  Crooks,  94%  are  assessed  under  $1,200;  and  in  Pardee, 
87%  are  assessed  under  $500.  Disregarding  any  attempt  to 
relate  the  assessed  values  with  those  of  the  urban  area,  it  is 
clearly  evident  that  building  values  are  extremely  low  and 
from  a  market  point  of  view,  the  area  is  presently  depressed. 

The  condition  of  building  picture  is  very  similar,  with 
"E”  and  "S.S."  categories  being  the  primary  area  of  concern. 
In  Blake,  60%  of  all  farm  dwellings  are  classed  as  in  an  "E" 
or  '  S.S.''  condition;  in  Crooks,  70%;  and  in  Pardee,  80%.  In  all 
three  Townships,  the  majority  of  farm  dwellings  are  finished 
in  wood  with  an  additional  large  number  finished  in  roll  brick. 
Miscellaneous  materials  which  are  usually  of  inferior  nature, 
accounted  for  another  large  proportion.  Only  38  out  of  a  total 
of  225  farm  buildings  were  discovered  to  have  a  full  basement 
or  a  concrete  foundation.  Records  indicated  that  in  Blake,  46% 
of  the  farm  dwellings  had  no  plumbing  fixtures  at  all  and  that 
37%  had  1  piece  only;  in  Crooks,  78%  had  no  plumbing  fixtures 


NUMBER  OF  BUILDINGS  BY  LAND  USE 
Blake,  Crooks,  Pardee  Twps. 


TABLE  XXVI 


FARM  DWELLINGS  BY  FLOOR  AREA  (SQ.  FT.) 
Blake,  Crooks,  Pardee  Twps. 


BLAKE  CROOKS  PARDEE 


TYPE 

No. 

% 

No. 

% 

No. 

% 

Residential 

15 

13 

20 

13 

8 

7 

Farm 

90 

77 

66 

44 

69 

64 

Commercial 

2 

2 

4 

3 

4 

4 

Industrial 

— 

BS 

— 

— 

_ 

— 

Summer  Home 

1 

1 

58 

38 

9 

9 

Government 

School 

5 

1 

4 

1 

2 

1 

1 

1 

16 

1 

15 

1 

Churches,  etc. 

2 

2 

— 

— 

— 

— 

Total 

116 

100 

151 

100 

107 

100 

FARM  DWELLINGS  BY  ASSESSED  VALUE 

Blake,  Crooks,  Pardee  Twps. 

BLAKE 

CROOKS 

PARDEE 

VALUE 

No. 

% 

No. 

% 

No. 

% 

Under  $500 

38 

42 

41 

62 

60 

87 

$500-1199 

34 

38 

21 

32 

9 

13 

$1200-1999 

14 

16 

4 

6 

— 

$2000-2799 

4 

4 

— 

— 

— 

S 

$2800-3499 

— 

— 

— 

— 

$3500  and  Over 

— 

— 

— 

.  ...  — 

— 

Total 

90 

100 

66 

100 

69 

100 

FARM  DWELLINGS  BY  CONDITION 

Blake,  Crooks,  Pardee  Twps. 

BLAKE 

CROOKS 

PARDEE 

RATING 

No. 

% 

No. 

% 

No. 

% 

A 

— 

— 

— 

— 

— 

— 

B 

C 

6 

7 

2 

3 

3 

4 

D 

27 

30 

13 

20 

10 

15 

E 

37 

41 

28 

43 

42 

61 

SS 

17 

19 

18 

27 

13 

19 

Unknown 

Total 

3 

90 

3 

100 

5 

66 

7 

100 

1 

69 

1 

100 

0-399  400-599 

600-879 

800-959  960-1099 

1100* 

No.  %  No.  % 

No. 

% 

No.  % 

No.  % 

No. 

% 

Blake 

12  13 

19  21 

26 

29 

10  11 

13  14 

9 

10 

Crooks 

16  24 

16  24 

19 

28 

3  5 

3  5 

5 

7 

Pardee 

28  41 

19  28 

15 

22 

1  1 

2  3 

3 

4 

Total 

56  26  54  25 

60 

27 

14  6 

18  8 

17 

8 

FARM  DWELLINGS  BY  EXTERIOR  MATERIAL 

Blake,  Crooks,  Pardee  Twps. 

BLAKE 

CROOKS 

PARDEE 

TYPE 

No. 

% 

No. 

% 

No. 

% 

Wood 

40 

44 

25 

38 

34 

50 

Brick 

4 

4 

24 

36 

1 

1 

Stucco 

1 

2 

_ 

— 

— 

— 

Roll  Brick 

32 

36 

— 

— 

16 

23 

Asbestos 

1 

2 

_ 

— 

3 

4 

Misc. 

5 

6 

14 

21 

14 

21 

Unknown 

7 

6 

3 

5 

1 

l 

Total 

90 

100 

66 

100 

69 

100 

FARM  DWELLINGS  BY  FOUNDATION  TYPE 

Blake 

i.  Crooks,  Pardee  Twps. 

BLAKE 

CROOKS 

PARDEE 

TYPE 

No. 

% 

No. 

% 

No. 

% 

Full  Basemenl 

16 

18 

7 

11 

3 

4 

Concrete 

3 

3 

5 

7 

4 

6 

Posts 

29 

32 

29 

44 

30 

44 

Sills 

25 

28 

22 

33 

31 

45 

Unknown 

17 

19 

3 

5 

1 

1 

Total 

90 

100 

65 

100 

69 

100 

Source  —  Lakehead  Renewal  Study  and  Neebing  Assessment 
Office 
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and  14%  had  1  piece  only;  in  Pardee,  83%  had  no  plumbing 
fixtures  and  12%  had  1  piece.  It  appeared  that  when  1  piece 
of  plumbing  existed,  it  was  generally  a  sink. 

In  an  effort  to  improve  housing  conditions  and  to  main¬ 
tain  assessment  value,  the  zoning  by-law  demands  a  minimum 
floor  area  of  880  square  feet  for  all  future  housing  development. 
In  Blake,  63%  of  existing  farm  dwellings  are  less  than  880 
square  feet;  in  Crooks,  76%  ar  less;  in  Pardee  91%  are  less. 
Across  the  three  Townships,  the  area  of  78%  of  all  farm  dwell¬ 
ings  is  less  than  the  desired  minimum. 

It  is  evident  that  the  general  standard  of  housing  is  very 
low  in  these  three  Townships  and  it  is  also  concluded  that 
the  present  number  of  deficiencies  will  not  be  materially  im¬ 
proved  by  private  renewal  methods.  The  Zoning  By-law  has 
limited  new  development  to  agricultural  and  rural  uses.  This 
is  not  so  much  an  expression  of  potential  as  it  is  a  controlling 
device.  Therefore,  in  order  to  undertake  a  meaningful  renewal 
programme,  it  will  be  first  essential  to  determine  the  future 
major  use  role  of  these  Townships. 

Municipality  of  Paipoonge: 

The  Municipality  of  Paipoonge  has  been  divided  into 
four  areas  of  study.  These  areas  coincide  with  the  present 
school  sections  except  in  the  division  between  Areas  #1  and  #2 
which  has  been  moved  one  lot  to  the  west  in  order  to  include 
all  of  the  Rosslyn  Village  residential  development  in  Area  #1. 

In  contrast  to  Blake,  Crooks,  and  Pardee  where  large 
areas  aTe  totally  undeveloped,  development  is  spread  through¬ 
out  the  Municipality  of  Paipoonge  —  albeit  in  a  very  low 
density  manner.  Residential  development  is  mainly  concen¬ 
trated  in  a  small  village  in  Area  #1,  Rosslyn  Village,  with  the 
remainder  of  the  Township  beinq  devoted  to  farming  or  rural 
residential  uses.  Area  #4,  the  Slate  River  valley,  is  a  fairly 
productive  agricultural  area  and  the  Municipality  has  1  indus¬ 
try  —  a  brick  works. 

Table  XXVH  indicates  the  proportions  of  land  use  types 
within  each  Area.  Except  for  Area  #1,  each  area  has  approxi¬ 
mately  a  %  majority  of  agricultural  uses  with  the  remaining 
uses  being  rural  residential.  In  Area  #1,  77%  of  all  land  uses 
are  residential  —  the  small  number  of  farms  (14%)  being  insig¬ 
nificant. 
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Unfortunately  the  Assessor's  field  cards  in  Paipoonge 
were  inadvertantly  destroyed,  early  in  1964,  and  it  was  im¬ 
possible  to  obtain  more  information  other  than  what  the  Assess¬ 
ment  Roll  contained.  Therefore,  the  existing  development  in  Pai¬ 
poonge  can  only  be  looked  at  from  the  point  of  view  of  assessed 
value  and  maintenance  of  buildings.  The  maintenance  ratings 
indicated  in  Table  XXVII  are  the  result  of  the  windscreen 
survey  undertaken  by  the  Lakehead  Renewal  ^  Authority.  In 
the  other  two  rural  Municipalities,  the  Assessors  s  condition  of 
building  has  been  indicated  in  the  tables,  although  the  wind¬ 
screen  survey  is  complete  for  these  areas.  Time  factors  did 
not  allow  the  inter-relationship,  between  condition  of  building 
and  the  windscreen  survey,  to  be  made. 

Residential  buildings  in  Paipoonge  appear  to  be  as¬ 
sessed  at  a  very  low  rate.  However,  it  is  believed  that  the  rela¬ 
tion  between  assessed  value  and  market  value  is  lower  in 
Paipoonge  than  in  the  other  four  municipalities  and  the  table 
should  be  read  accordingly.  The  area  of  concern,  irregaidless 
of  this  relationship  will  lie  in  the  number  of  buildings  assessed 
at  $500  or  less.  The  greatest  number  of  such  dwelling  units 
occurs  in  Area  #3  and  Area  #4.  It  is  significant  that  across  the 
municipality  as  a  whole,  a  larger  proportion  of  houses  assessed 
at  $500  or  less  occurs  in  the  rural  residential  classification  than 
in  farm  dwellings  units. 

As  in  the  Cities,  the  area  of  immediate  concern  with 
regard  to  maintenance  occurs  in  those  buildings  rated  as  J‘E" 
and  “F"  and  potential  concern  in  buildings  classified  as  "D". 
The  proportion  of  "E"  and  "F"  rating  occurs  as  follows;  Area 
#1-8%,  Area  #2-19%,  Area  #3-24%,  Area  #4-15%.  Including,  the 
proportions  of  potentially  blighted  houses  the  positions  are; 
Area  #1-29%;  Area  #2-54%;  Area  #3-57%;  Area  #4-53%.  It  is  seen 
that  deficiencies  because  of  maintenance  occur  mainly  in  the 
rural  or  farming  areas.  It  is  also  noted  that  the  predominate 
incidence  of  poor  maintenance  in  these  areas,  occurs  not  in 
the  numbers  of  operating  farms  but  in  the  rural  residential 
buildings  and  residential  buildings  attached  to  farms  which  are 
no  longer  being  cultivated.  Within  Rosslyn  Village,  the  only 
area  of  concern  lies  immediately  to  the  west  of  the  Community 
Hall  where  a  grouping  of  five  or  six  poor  buildings  is  located. 
The  incidence  of  blighted  housing  is  spread  throughout  the 
municipality  with  small  concentrations  in  the  southern  portion 
of  Area  #3,  south  east  corner  of  Area  #4,  Lot  21  -  Concession  2, 


Lakehead  Renewal  Study 


KEY 


PAVED  ROAD 
UN PAVED  ROAD 
LOT  LINE 
TOWNSHIP  BOUNDRY 


TABLE  XXVH 

NUMBER  OF  BUILDINGS  BY  LAND  USE 


Paipoonge  Township 


TYPE 

Area  #1 

No.  % 

Area  #2 

No.  % 

Area  #3 

No.  % 

Area  #4 

No.  % 

Residential 

152. 

77 

23 

32 

30 

27 

73 

34 

Farm 

27 

14 

45 

63 

71 

64 

132 

62 

Commercial 

8 

4 

3 

4 

5 

5 

3 

2 

Industrial 

2 

1 

Summer  Home 

Government 

3 

2 

— 

— 

2 

2 

1 

— 

School 

1 

_*•  l 

1 

2 

2 

1 

— 

Churches,  etc. 

3 

2 

— 

— 

— 

— 

4 

2 

Total 

196 

100 

72 

100 

110 

100 

214 

100 

RESIDENTIAL  BUILDINGS  BY  ASSESSED  VALUE 
Paipoonge  Township 


Area  #1  Area  #2  Area  #3  Area  #4 


VALUE 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Under  $500 

25 

17 

8 

35 

10 

33 

26 

36 

$500-1199 

84 

55 

14 

61 

17 

57 

37 

50 

$1200-1999 

43 

28 

1 

4 

3 

10 

10 

14 

$2000-2799 

1  S— 

^ — 

— 

— 

— 

— 

— 

— 

$2800-3499 

$3500  &  Over 

Total 

152 

100 

23 

100 

30 

1UU 

73 

100 

FARM 

BUILDINGS  BY  ASSESSED  VALUE 

Paipoonge  Township 

Area  #1 

Area  #2 

Area  #3 

Area  #4 

VALUE 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

8 

22 

7 

15 

24 

34 

28 

21 

$500-1199 

-10 

40 

22 

49 

28 

40 

53 

40 

$1200-1999 

6 

30 

13 

29 

15 

21 

40 

30 

$2000-2799 

2 

7 

3 

7 

3 

4 

$2800-3499 

1 

1 

— 

— 

$3500  &  Over 

— 

— 

— 

— 

— 

— 

_ 

_ 

Total 

27 

100 

45 

100 

71 

1UU 

132 

100 

Source  -  Lakehead  Renewal  Study  and  Paipoonge  Assessment 
Roll 


RESIDENTIAL  &  FARM  DWELLINGS  BY  MAINTENANCE 
Paipoonge  Township 


Area  #1 

Area 

#2 

Area 

#3 

Area  #4 

RATING 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

A 

2 

1 

B 

50 

28 

10 

15 

19 

19 

25 

12 

C 

76 

43 

21 

31 

25 

25 

69 

34 

D 

38 

21 

24 

35 

33 

33 

78 

38 

E 

9 

5 

9 

13 

12 

12 

25 

12 

F 

6 

3 

4 

6 

12 

12 

6 

3 

Total 

179 

100 

68 

100 

101 

100 

205 

100 

Source  —  Lakehead  Renewal  Study 


and  McClosky  Corners.  Another  problem  which  occurs  is  the 
incidence  of  new  construction  that  is  left  unfinished  —  no  exterior 
cladding  material.  This  is  most  evident  on  Highway  13U,  in 
Area  #4. 

The  area  of  renewal  concern  in  the  Municipality  of 
Paipoonge  is  centred  chiefly  in  Area  #2,  Area  #3,  and  Area 
#4  —  the  rural  areas.  The  incidence  of  non-productive  farms 
and  substandard  rural  residences  in  these  areas  suggests,  as 
in  Blake,  Crooks  and  Pardee,  that  a  meaningful  renewal  pro¬ 
gram  must  first  be  based  on  a  determination  of  the  future  use 
to  which  these  areas  will  be  put. 

Township  of  McIntyre: 

The  Municipality  of  Shuniah  is  made  up  of  three  Town¬ 
ships  —  McIntyre,  McGregor  and  McTavish.  McIntyre  Township, 
which  is  immediately  adjacent  to  the  City  of  Port  Arthur,  is  the 
most  developed  of  the  three.  Existing  development  is  of  a  rural 
residential  nature  with  some  farming  being  undertaken  in  the 
western  portion.  The  Municipality  is  not  serviced  by  a  water 
and  sewer  system. 

McIntyre  Township  has  been  divided  into  sue  study 
areas.  The  areas  delineate  existing  communities  or  concentra¬ 
tions  and  areas  of  similar  problems  or  use.  Area  #1,  the  Jumbo 
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Gardens  area,  has  been  specifically  delineated  in  order  to  illus¬ 
trate  its  inherent  problems.  Area  #2  is  the  Hilldale  and  Wardope 
Avenue  area;  Area  #3  —  the  John  Street  community;  Area  #4  — 
the  Oliver  Road  community;  and  Area  #5  —  the  Grandview 
community.  The  last  four  contain  ribbon-type  development  along 
main  roads  with  little  infilling,  except  in  the  eastern  parts  of 
Area  #3.  The  remainder  of  the  Township  has  been  included  in 
Area  #6  and  development  is  of  a  scattered  nature. 

Residential  uses  predominate  in  all  areas  .except  in 
Area  #6,  and  are  of  a  single  family  type  unit.  The  greatest 
proportion  of  residences,  in  any  one  area,  occurs  in  Area  #1 
(97%)  and  ranges  in  the  next  four  areas  from  86%-95%.  Area 
#6  is  almost  equally  divided  between  the  number  of  farming 
and  the  number  of  rural  residential  uses.  In  all  areas,  the  occur¬ 
rence  of  other  than  residential  or  farming  uses  is  of  a  minor 
nature. 


Table  XXVin  has  been  designed  to  illustrate  the  num¬ 
ber  of  residential  uses  in  relation  to  their  land  use  zone  and  the 
amount  of  floor  space  area  in  the  existing  dwelling  units.  The 
zones  referred  to  in  this  table  are  those  described  in  the  pro¬ 
posed  Zoning  By-law  which  is  presently  awaiting  approval 
by  the  Ontario  Municipal  Board.  The  proposed  by-law  makes 
allowances  for  residences  in  a  rural  area  and  stipulates  a 
minimum  lot  of  10  acres  and  a  minimum  floor  area  of  1,060 
square  feet.  In  this  manner,  recognition  is  made  of  the  existing 
number  of  rural  residences  —  although  many  will  not  meet 
the  desired  standards.  From  a  renewal  point  of  view,  the  num¬ 
ber  of  existing  residences  zoned  for  commercial  use,  in  Area 
#1 ,  is  a  matter  for  concern. 

In  an  effort  to  improve  the  standard  of  residential  units 
and  increase  the  total  assessment,  minimum  floor  area  require¬ 
ments  have  been  defined  in  a  residential  zone  as  860 
square  feet  (where  there  is  a  basement)  and  960  square  feet 
(where  there  is  no  basement).  Table  XXVIII  indicates  that  in 
Area  #1,  39%  of  all  existing  residential  units  have  an  area  of 
less  than  600  square  feet,  Area  #2-43%;  Area  #3-24%;  Area 
#4-23%!  Area  #5-37%;  Area  #6-36%.  These  figures  indicate 
a  substantial  number  of  small  residential  units  across  the  Town¬ 
ship,  with  a  hiah  proportion  in  Area  #1,  when  its  density  is  con¬ 
sidered  In  McIntyre  Township,  66%  of  all  residential  units  are 
less  than  860  square  feet  and  if  only  those  houses  which  con- 
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tained  a  basement  were  included,  the  deficiencies  would  be 
even  greater.  An  area  of  immediate  concern  is  the  lUb 
residential  units  with  floor  areas  of  less  than  400  square  feet. 

Table  XXIX  has  been  designed  to  illustrate  other  charac- 
eristics  of  the  existing  housing  situation  and  in  so  doing  to  em¬ 
phasize  the  area  of  deficiencies. 

In  Area  #1,  84%  of  all  residential  buildings  are  assessed 
at  $2,000  or  less;  Area  #2-69%;  Area  #3-65%;  Area  #4-52%; 
Area  #5-83%;  and  Area  #6-71%.  In  Areas#  1,  #2,  #5  and  #6,  the 
largest  proportion  is  assessed  at  $500-$l  199.  The  area  of  future 
concern  is  reflected  in  the  relatively  low  figures  of  assessed 
value  throughout  the  Township  which  indicates  not  only  the  qual¬ 
ity  of  housing  but  also  the  market  value  of  the  area.  The  situation 
in  Area  #1  is  particularly  indicative  when  its  relationship  with 
the  City  of  Port  Arthur  is  considered.  The  area  of  immediate 
concern  lies  in  those  residential  buildings  (76)  assessed  at  $500 
or  less  —  the  largest  number  occurring  in  Area  #1. 

The  condition  of  building  picture  is  very  similar  with 
"E"  and  "S.S."  ratings  indicating  the  area  of  immediate  concern 
and  "D"  ratings  the  area  of  potential  concern.  In  Area  #1,  16% 
of  all  residential  buildings  are  in  the  “E"  and  “S.S."  category; 
Area  #2-11%;  Area  #3-8%;  Area  #4-5%;  Area  #5-14%;  Area  #6- 
11%.  In  Area  #1,  it  is  expected  that  a  number  of  the  "unknowns" 
would  also  fall  into  this  category.  Including  the  potentially 
bliqhted  residential  units,  the  picture  shows  Area  #1  to  have 
64%  with  "D",  "E",  or  "S.S."  ratings;  Area  #2-67%,  Area  #3-53%; 
Area  #4-46%;  Area  #5-74%;  and  Area  #6-65%.  (The  windscreen 
survey  undertaken  in  the  Township  cf  McIntyre  records  a  similar 
proportion  of  potentially  blighted  buildings  but  indicates  a  slight¬ 
ly  larger  proportion  of  bliqhted  or  substandard  residential  units). 
With  50%  of  the  total  residential  buildings  in  the  Township  being 
classified  in  the  "D"  category,  and  with  at  least  11%  in  the 
”E"  or  "S.S."  category,  the  overall  concern  is  evident  and  with¬ 
out  adequate  maintenance  measures,  the  situation  is  likely  to 
deteriorate  even  further.  Occurrence  of  bliqhted  housing  is  scat¬ 
tered  throughout  the  Township  with  some  concentrations  in 
Area  #1,  the  Wardrope  -  Balsam  Street  district  in  Area  #2;  and 
a  small  grouping  on  Central  Avenue,  between  Oliver  Road  and 
Golf  Links  Road  in  Area  #4. 

In  all  areas,  the  majority  of  residential  buildings  are 
finished  in  either  wood  or  roll  brick.  The  high  proportion  indi- 
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TABLE  XXVHI 

RESIDENTIAL  BUILDINGS  BY  FLOOR  AREA  (SQ.  FT.)  AND  ZONE  —  McIntyre  Township 


ZONE 

Under 

No. 

•  399 

% 

400-599 
No.  % 

600-879 
No.  % 

880-959 
No.  % 

960-1099 

No.  % 

1100+ 

No.  % 

Unknown 

No.  % 

Toted 

No.  % 

AREA  #1 

Res. 

6 

4 

25 

16 

47 

28 

16 

10 

5 

3 

6 

4 

1 

1 

106 

66 

Comm. 

10 

6 

21 

13 

20 

12 

— 

— 

1 

1 

1 

1 

2 

1 

55 

34 

TOTAL 

16 

10 

46 

29 

67 

40 

16 

10 

6 

4 

7 

5 

3 

2 

161 

100 

AREA  #2 

Rural 

25 

17 

30 

21 

25 

17 

8 

5 

9 

6 

5 

3 

102 

69 

Res. 

2 

1 

3 

2 

11 

7 

5 

3 

3 

2 

17 

11 

1 

1 

42 

27 

Comm. 

1 

1 

L 

1 

— - 

— 

— 

— 

1 

1 

1 

1 

— 

— 

4 

4 

TOTAL 

28 

19 

34 

24 

36 

24 

13 

8 

13 

9 

23 

15 

1 

1 

148 

100 

AREA  #3 

Rural 

3 

1 

2 

1 

2 

1 

4 

2 

5 

2 

16 

7 

Res. 

13 

6 

29 

14 

68 

32 

18 

9 

24 

11 

29 

14 

7 

3 

188 

89 

Comm. 

2 

1 

2 

1 

2 

1 

— 

— 

— 

— 

1 

1 

— 

— 

7 

4 

TOTAL 

18 

8 

33 

16 

72 

34 

22 

11 

29 

13 

30 

15 

7 

3 

211 

100 

AREA  #4 

Rural 

4 

3 

2 

2 

1 

1 

1 

1 

3 

3 

_ 

_ 

11 

10 

Res. 

6 

5 

10 

9 

19 

17 

4 

3 

13 

12 

17 

16 

i— 

— 

69 

62 

Comm. 

3 

3 

3 

3 

9 

8 

4 

3 

3 

3 

8 

7 

— 

— 

30 

27 

Ind. 

1 

1 

— 

— 

1 

1 

TOTAL 

9 

8 

17 

15 

30 

27 

9 

7 

17 

16 

29 

27 

- 

- 

111 

100 

AREA  #5 

Rural 

5 

6 

11 

14 

12 

15 

3 

4 

6 

8 

6 

8 

— 

_ 

43 

55 

Res. 

4 

5 

9 

12 

14 

18 

2 

3 

1 

1 

5 

6 

— 

— 

35 

45 

TOTAL 

9 

11 

20 

26 

26 

33 

5 

7 

7 

9 

11 

14 

— 

- 

78 

100 

AREA  #6 

21 

8 

49 

18 

70 

26 

8 

3 

22 

8 

24 

9 

3 

1 

197 

73 

Res. 

4 

2 

19 

7 

22 

8 

4 

2 

8 

3 

9 

3 

— 

— 

66 

25 

Comm. 

— 

— 

— 

— 

— 

— 

1 

1 

— 

— 

— 

— 

— 

— 

1 

1 

Ind. 

1 

1 

TOTAL 

26 

11 

68 

25 

92 

34 

13 

6 

30 

11 

33 

12 

3 

1 

265 

100 

TOTAL  Mcl.  106 

11 

218 

22 

323 

33 

78 

8 

102 

10 

133 

14 

14 

2 

974 

100 

Source— Lakehead  Renewal  Study  and  Shuniah  Assessment  Office 


TABLE  XXIX 


TYPE 


NUMBER  OF  BUILDINGS  BY  LAND  USE 
_ McIntyre  Township _ 

Area  #1  Area  £2  Area  £3  Area  #4  Area  £5  Area  $6 

"  %  No.  %  No.  %  No.  %  No.  % 


No. 


Residential 

Farm 

Commercial 

Industrial 

Summer 

Home 

Government 

School 

Churches, 


161 


%  No. 

97  148 
—  1 
3  3 

—  1 


94  211 


86  111 
7  1 

6  4 


78 


90  265  47 
-  -  266  47 
2  2  29  6 


1  1 


6  —  — 

1  —  — 

1  2  — 

-  1  — 


Total  166  100  155  100  246  100  116  100  87  100  563  100 

RESIDENTIAL  BUILDINGS  BY  ASSESSED  VALUE 
McIntyre  Township 

VALUE  Area^l  Area  $2  Area  $3  Area  $4  Area  ^5  Area  6 
No.  %  No.  %  No.  %  No.  %  No.  %  No.  % 


Under  $500  20  12  12 
S500-1 199 
$1200-1999 
$2000-2799 
$2800-3499 
$3500  &  Over 
Unknown 


8  15  7  6  6  13  17  10  4 

66  41  57  40  52  26  20  19  30  38  103  39 

50  31  31  21  68  32  29  27  22  28  73  28 

11  7  25  17  47  22  28  27  6  8  42  16 

1  1  8  5  15  7  9  8  4  5  11  4 

3 
6 


28  57  3  12  11  —  —  7 

10  664732  2,  3  4  17 


Total 


161  100  147  100  211  100  106  100  78  100  263  100 


RESIDENTIAL  BUILDINGS  BY  CONDITION  —  McIntyre  Twp. 
RATING  Area  #1  Area  £2  Area  #3  Area  $4  Area  #5  Area  $6 
No.  %  No.  %  No.  %  No.  %  No.  %  No.  % 


RESIDENTIAL  BUILDINGS  BY  EXTERIOR  MATERIAL 
McIntyre  Township 


TYPE 


Area  £l  Area  ±2  Area  #3  Area  #4  Area  #5  Area  #6 
No.  %  No.  %  No.  %  No.  %  No.  %  No.  % 


Wood 

61 

38 

25  17  47  22  31 

28 

12 

15  52 

20 

Brick 

7 

4 

11  7  11  5  18 

16 

3 

4  13 

5 

Stucco 

16 

10 

19  13  37  18  16 

14 

7 

9  26 

10 

Roll  Brick 

31 

20 

24  16  25  12  12 

11 

20 

26  50 

19 

Asbestos 

5 

3 

4  3  7  3  5 

5 

4 

5  6 

2 

Misc. 

18 

11 

57  39  67  32  25 

23 

26 

33  93 

35 

Unknown 

23 

14 

8  5  17  8  4 

3 

6 

8  25 

9 

Total 

161  : 

100 

148  100  211  100  111 

100 

78 

100  265 

100 

RESIDENTIAL  BUILDINGS  BY  FOUNDATION  TYPE 

McIntyre  Township 

TYPE 

Area#l  Area  42  Area  #3  Area  4#  Area  #5  Area  #6 

No. 

% 

No.  %  No.  %  No. 

% 

No. 

%  No. 

% 

Full  Bsm't. 

63 

38 

63  43  94  45  51 

46 

27 

35  99 

37 

Concrete 

25 

16 

12  8  38  18  20 

18 

11 

14  31 

12 

Posts 

39 

24 

59  40  67  32  37 

33 

24 

31  106 

40 

Sills 

25 

16 

11  7  5  2  3 

3 

12 

15  21 

8‘ 

Unknown 

9 

6 

3  2  7  3  — 

— 

4 

5  8 

3 

Total 

161 

100 

148  100  211  100  111 

100 

78 

100  265 

100 

RESIDENTIAL  BUILDINGS  BY  PLUMBING  FIXTURES 

McIntyre  Township 

TYPE 

Area  ^1  Area  $2  Area  gS  Area  M  Area  $5  Area  #6 

No. 

% 

No.  %  No.  %  No. 

% 

No. 

%  No. 

% 

A 

0 

83 

51 

78 

52 

110 

52 

44 

40 

53 

68 

150 

56 

B 

2 

1 

14 

10 

10 

5 

13 

12 

_ 

_ 

11 

4 

1 

33 

21 

13 

9 

14 

7 

4 

3 

3 

4 

18 

1 

7 

C 

29 

18 

31 

21 

78 

36 

47 

42 

17 

22 

70 

26 

2 

8 

5 

2 

1 

2 

1 

1 

D 

77 

48 

83 

56 

95 

45 

45 

41 

47 

60 

142 

54 

3 

7 

4 

— 

— 

_ 

_ 

. _ 

_ 

1 

1 

1 

1 

E 

24 

15 

15 

10 

15 

7 

6 

5 

11 

14 

30 

11 

4 

29 

18 

55 

38 

85 

40 

63 

57 

7.1 

27 

95 

35 

SS 

2 

1 

2 

1 

1 

1 

5 

1 

1 

Unknown 

27 

17 

3 

2 

12 

6 

— 

— 

3 

4 

12 

5 

6 

Total 

161 

1UU 

148 

100 

211 

100 

Ill 

100 

78 

100 

265 

100 

Total 

161 

100 

148 

100 

211 

100 

111 

100 

78 

100 

265 

100 

cated  as  "miscellaneous"  materials  is  largely  an  error  in  inter¬ 
pretation  and  should  be  included  under  "wood".  Housing  with¬ 
out  a  basement  or  concrete  foundation  represents  40%  of  the 
total  in  Area  #1;  Area  #2-47%;  Area  #3-34%;  Area  #4-36%;  Area 
#5-46%;  Area  #6-48%.  Assuming  four  plumbing  fixtures  to  be  the 
desired  minimum,  deficiencies  in  this  regard  are:  Area  #1-81%; 
Area  #2-62%;  Area  #3-60%;  Area  #4-43%;  Area  #5-73%;  Area  #6 
-65%. 

As  in  Neebing  Township,  the  relative  position  of  McIntyre 
Township  to  the  City  of  Port  Arthur  will  ensure  its  future  as  a 
residential  area.  With  growth  and  increased  concentrations,  it 
is  expected  that  a  number  of  the  present  deficiencies  will  be  re¬ 
moved.  In  the  meantime,  it  will  be  necessary  to  maintain,  im¬ 
prove  and  protect  existing  development  so  that  the  new  de¬ 
velopment  may  occur  in  an  optimum  manner 

McGregor  and  McTavish  Townships: 

The  Townships  of  McGregor  and  McTavish  are  desig¬ 
nated  in  the  Official  Plan  as  rural  zones  with  the  exception  of  one 
small  residential  community  in  each  Township.  The  two  Town¬ 
ships,  which  extend  along  the  shores  of  Lake  Superior,  are 
serviced  by  the  Trans-Canada  Highway  —  around  which  most 
of  the  development  is  concentrated. 

In  McGregor,  81%  of  all  buildings  are  classified  as  sum¬ 
mer  homes.  Rural  residences  account  for  15%  of  the  developed 
land  uses  while  farming  activity  is  relatively  insignificant.  In 
McTavish,  66%  of  all  buildings  are  classified  as  summer  homes. 
Farming  is  of  more  signficance  accounting  for  17%  of  the  total 
land  uses.  In  all,  there  are  1 ,777  main  buildings  across  the  two 
Townships,  of  which  approximately  1,400  are  for  summer  use 
only. 

Table  XXX  indicates  the  number  and  distribution  of  rural 
residences  and  farm  dwelling  units  in  relation  to  their  land  use 
zone  and  also  the  floor  area  of  these  buildings.  In  McGregor, 
36%  of  the  rural  residences  and  35%  of  the  farm  dwelling  units 
have  floor  areas  of  less  than  600  square  feet.  In  McTavish,  the 
comparable  proportions  are  25%  and  47%  respectively.  The  de¬ 
sired  minimum  floor  area  for  a  rural  residence  has  been  set 
at  1,060  square  feet  and  for  a  farm  dwelling  unit  at  860  square 
feet  (if  there  is  a  basement).  The  existing  number  of  dwellings 


with  areas  of  less  than  860  square  feet  amount  to  69%  in  Mc¬ 
Gregor  and  68%  in  McTavish.  It  is  evident  that  a  large  number 
of  existing  dwelling  units  are  less  than  the  desired  minimum 
for  new  housing  but  the  problem  for  immediate  concern  involves 
the  37  units  in  McGregor  and  the  14  units  in  McTavish  with  areas 
of  less  than  400  square  feet 

Table  XXXI  illustrates  other  characteristics  of  the  exist¬ 
ing  housing  situation  in  these  two  Townships.  In  McGregor,  72% 
of  rural  residences  and  68%  of  farm  dwelling  units  are  assessed 
at  under  $2,000.  In  McTavish,  the  comparable  proportions  are 
91%  and  90%  respectively.  While  assessed  values  are  low  and 
can  be  attributed  in  part  to  location,  there  is  concern  for  those 
buildings  assessed  at  $500  or  less  —  25  in  McGregor  and  20  in 
McTavish. 

The  condition  of  building  picture  is  indicated,  with  "E" 
and  ”S.S."  categories  being  the  primary  area  of  concern.  While 
the  table  indicates  only  a  small  number  in  this  category,  the 
windscreen  survey  classified  approximately  20  buildings  in  each 
Township  as  being  in  the  “E"  or  "F"  category  —  from  the  external 
appraisal.  The  area  of  potential  concern  —  the  “D"  clasification 
—  occupied  the  largest  group  in  either  Township  and  varies 
from  45%-65%. 

In  both  Townships,  the  majority  of  dwelling  units  are 
finished  in  either  wood  or  roll  brick  (most  of  those  listed  under 
"miscellaneous"  are  wood  as  well).  In  McGregor,  43%  of  the 
rural  residences  and  32°o  of  the  farm  dwelling  units  were 
found  to  have  a  full  basement  or  concrete  foundation.  In  Mc¬ 
Tavish,  comparable  proportions  are  33%  and  32%  respectively. 
In  McGregor,  records  indicate  that  66%  of  rural  residences  and 
86%  of  farm  dwellings  have  no  plumbing  fixtures  but  that  the 
remaining  32%  of  rural  residences  are  equipped  with  4  pieces. 
In  McTavish,  54%  of  rural  residences  and  43%  of  farm  dwellings 
have  no  plumbing  fixtures 

The  overall  standard  of  housing  in  these  two  Townships 
does  not  appear  to  be  of  maior  concern  at  the  present  time. 
However,  efforts  will  need  to  be  made  to  alleviate  the  present 
deficiencies  and  upon  the  approval  of  the  Zoning  By-law,  the 
future  of  these  two  Townships  as  mainly  country  residence, 
summer  home  or  recreation  areas,  seems  sound. 
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TABLE  XXX 

DWELLINGS  BY  FLOOR  AREA  (SQ.  FT.)  AND  ZONE  —  Me  Gregor  Township 


Zone 

Under  399 
No.  % 

400-599 

No.  % 

600-879 

No.  % 

800-959 
No.  % 

960-1099 
No.  % 

1100+ 

No.  % 

Unknown 
No.  % 

No. 

Total 

% 

McGREGOR 

Total  McG. 

37 

15 

54 

21 

82 

33 

15 

6 

18 

7 

41 

16 

4 

2 

251 

100 

Residential 

Res. 

— 

— 

5 

2 

4 

2 

1 

— 

3 

2 

5 

2 

— 

gjS 

18 

8 

Rural 

26 

12 

46 

22 

70 

33 

10 

5 

T1 

5 

30 

14 

2 

1 

195 

92 

TOTAL 

26 

12 

51 

24 

74 

35 

11 

5 

14 

7 

35 

16 

2 

1 

213 

100 

Farm 

Res. 

1 

3 

2 

5 

4 

11 

1 

3 

2 

5 

10 

27 

Rural 

10 

24 

1 

3 

4 

11 

3 

8 

4 

11 

4 

11 

2 

5 

28 

73 

TOTAL 

11 

27 

3 

8 

8 

22 

4 

11 

4 

11 

6 

16 

2 

5 

38 

100 

DWELLINGS  BY  FLOOR  AREA  (SQ.  FT.)  AND  ZONE 

—  McTavish  Township 

Zone 

Under  399 
No.  % 

400-599 

No.  % 

600-879 

No.  % 

880-959 

No.  % 

960-1099 
No.  % 

1100+ 

No.  % 

Unknown 
No.  % 

Total 

No.  % 

McTAVISH 

Total  McT. 

14 

15 

21 

22 

29 

31 

4 

4 

11 

11 

10 

10 

7 

7 

96 

100 

Residential 

Res. 

— 

— 

3 

7 

3 

7 

1 

2 

2 

4 

1 

2 

_ 

_ 

10 

22 

Rural 

4 

9 

4 

9 

13 

29 

1 

2 

6 

13 

4 

9 

3 

7 

35 

78 

TOTAL 

4 

9 

7 

16 

16 

36 

2 

4 

8 

17 

5 

11 

3 

7 

45 

100 

Farm 

Res. 

Rural 

10 

20 

14 

27 

13 

25 

2 

4 

3 

6 

5 

10 

4 

8 

51 

100 

TOTAL 

10 

20 

14 

27 

13 

25 

2 

4 

3 

6 

5 

1C 

4 

8 

51 

100 

Source  —  Lakehead  Renewal  Study  and  Shuniah  Assessment  Office 
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NUMBER  OF  BUILDINGS  BY  LAND  USE 


TYPE 


Residential 

Farm 

Commercial 
Industrial 
Summer  Home 
School 

Churches,  etc. 

Total 


McGREGOR 

McTAVISH 

No. 

% 

No. 

% 

213 

15 

45 

15 

38 

3 

51 

17 

20 

1 

5 

2 

1200 

1 

81 

200  66 

1  — 

1  — 

1474 

100 

303 

100 

DWELLINGS  BY  ASSESSED  VALUE 


McGREGOR  McTAVISH 

VALUE  Residential  Farm  Residential  Farm 
No.  %  No.  %  No.  %  No.  % 


Under  $500  19 

$500-1199  75 

$1200-1999  53 

$2000-2799  30 

$2800-3499  12 

$3500  &  Over  13 

Unknown  2 


Total  204 


9 

6 

16 

37 

10 

26 

26 

10 

26 

15 

7 

18 

6 

1 

3 

6 

3 

8 

1 

1 

3 

100 

38 

100 

6 

14 

14 

29 

19 

43 

19 

39 

15 

34 

11 

22 

3 

7 

4 

8 

1 

2 

1 

2 

44 

100 

49 

100 

DWELLINGS  BY  CONDITION 


McGREGOR 

Residential  Farm 
No.  %  No.  % 


A 

B 

C 

D 

E 

SS 

Unknown 


3 

12 

65 

120 

6 


1 

6 

31 

56 

3 


1 

1 

6 

25 

2 


3 

3 

16 

65 

5 


McTAVISH 

Residential  Farm 
No.  %  No.  % 


10 

29 


22 

65 


16 

45 

6 

2 

31 


Total 


213  100  38  100  45  100  51  100 


TABLE  XXXI 


DWELLINGS  BY  EXTERIOR  MATERIAL 


McGREGOR 

McTAVISH 

TYPE 

Residential 

Farm 

Residential 

Farm 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Wood 

61 

29 

5 

13 

9 

20 

10 

20 

Brick 

10 

5 

2 

5 

1 

2 

— 

— 

Stucco 

16 

7 

1 

3 

1 

2 

— 

— 

Roll-Brick 

42 

20 

1 

3 

9 

20 

13 

25 

Asbestos 

5 

2 

1 

3 

4 

9 

— 

— 

Miscellaneous  68 

32 

26 

68 

17 

38 

13 

25 

Unknown 

11 

5 

2 

5 

4 

9 

15 

30 

Total 

213 

100 

38 

100 

45 

100 

51 

100 

DWELLINGS  BY  FOUNDATION  TYPE 

McGREGOR 

McTAVISH 

TYPE 

Residential 

Farm 

Residential 

Farm 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Full  Basement  2 

1 

4 

11 

— 

— 

— 

— 

Concrete 

89 

42 

8 

21 

15 

33 

16 

32 

Posts 

99 

46 

17 

45 

22 

49 

17 

33 

15 

7 

7 

18 

4 

9 

1 

2 

Unknown 

8 

4 

2 

5 

4 

9 

17 

33 

Total 

213 

100 

38  100 

45 

100 

51 

100 

DWELLINGS  BY  PLUMBING  FIXTURES 

McGREGOR 

McTAVISH 

NUMBER 

Residential 

Farm 

Residential 

Farm 

No. 

% 

No. 

% 

No. 

% 

0 

141 

66 

33 

86 

24 

54 

22 

43 

m 

2 

— 

— 

— 

10 

1 

22 

2 

10 

20 

3 

4 

67 

32 

4 

11 

5 

11 

2 

3 

6 

5 

6 

_ 

— 

_ 

Unknown 

5 

2 

1 

3 

4 

9 

16 

31 

Total 

213 

100 

38  100 

45 

100 

51 

100 
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The  Housing  Market: 

The  National  Housing  Act  (1954)  marked  the  advent 
of  increased  Federal  participation  in  the  building  industry.  The 
result  of  the  Act  was  to  increase  housing  starts  in  a  counter¬ 
cyclical  manner  and  to  illustrate  the  value  of  housing  con¬ 
struction  as  a  pump-primer  for  the  economy. 

The  preamble  of  the  National  Housing  Act  reads,  in  part, 
"to  promote  the  construction  of  new  houses,  the  repair  and 
modernization  of  existing  houses  and  the  improvement  of  hous¬ 
ing  and  living  conditions".  Success  has  been  achieved  in  the 
promotion  of  new  construction  by  giving  to  new  home  owners 
preferential  financial  treatment  and  in  effect,  by  guaranteeing 
bad  debts  to  the  lenders.  This  is  an  effective  policy  and  has  been 
directed  towards  the  middle  and  upper  income  groups  who 
have  good  credit  ratings  and  are  conscious  of  their  housing 
needs.  The  result  of  the  policy  has  been  the  construction  of  an 
average  house  costing  $14,474  and  owned  by  a  man  34  years 
old  with  an  income  of  $5,810,  paying  $105  in  monthly  payments 
or  21.7%  of  his  income. 

The  policy,  while  successful  in  the  field  of  new  house 
construction  has  not  been  so  advantageous  to  older  existing 
housing  and  lower  income  families.  For  the  lower  income  group, 
the  easing  of  credit  restrictions  has  had  little  effect  as  shown 
by  the  rise  in  income  of  NHA  borrowers  from  $5,023  to  $5,810 
over  the  previous  7  year  period.  The  filtering  down  process  does 
appear  to  have  been  successful  either  —  where  the  higher  in¬ 
come  segment  continues  to  purchase  new  and  improved  hous¬ 
ing  and  subsequently,  allowing  their  previous  homes  to  be 
purchased  by  lower  income  groups.  The  purchasing  of  older 
homes  has  tended  to  become  unattractive.  It  is  easier  and  cheap¬ 
er  to  buy  a  new  house  under  the  National  Housing  Act  than  it 
is  to  buy  a  similar  value  home  as  a  second  owner. 

To  illustrate  the  problem,  a  comparison  can  be  made 
between  the  respective  costs  of  financing  a  hypothetical  house 
($10,000)  under  the  National  Housing  Act  (new  house)  and  under 
private  lending  (second  owner  house). 
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TABLE  XXXII 

Comparison  of  Financing  under  N.H.A.  and  Private  Lenders 


Factors 

Considered 

National 
Housing  Act 

Private 

System 

Sales  Price 

$10,000.00 

$10,000.00 

Down- 

payment 

©  5%  $ 

500.00 

©40% 

$  4,000.00 

Less  Second 

Mortgage 

$  2,500.00 

Bonus* 

$  625.00 

Total  Initial 

Cost 

$ 

500.00 

$  2,125.00 

Remaining 

Principle 

$9,700.00** 

$6,000.00 

Monthly 

Payment 

©614 

©8% 

35  yrs.  $ 

56.43 

15  yrs. 

$  56.89 

$2,500.00 

©914 

15  yrs. 

$  25.75 

Taxes  and 

Utilities 

$ 

20.00 

$  20.00 

Total 

Monthly 

Payment 

$ 

76.43 

$  102.64 

*  A  25%  bonus,  for  granting  a  second  mortgage  to  make  up  the 
downpayment,  is  common. 

*  includes  2%  insurance  fee. 

Source  —  Lakehead  Renewal  Study 

From  the  figures,  it  is  evident  that  the  financing  of  a 
second  owner  home  is  more  costly  than  the  financing  of  new 
housing.  It  costs  approximately  four  times  as  much  to  make  the 
downpayment  and  one-third  more  per  month  in  monthly  pay¬ 
ments.  While  the  figures  are  based  upon  hypothesis,  the  dif¬ 
ficulty  experienced  in  selling  an  older  home  is  sustained  by  a 
sectoral  analysis  of  the  Lakehead  housing  market.  The  analysis 
was  conducted  by  investigating  listings  and  sales.  The  eighteen 
Planning  Areas  of  Fort  William  and  twenty  Planning  Areas  in 
Port  Arthur  were  tested  with  information  gained  from  the  Multiple 
Listings  source.  The  period  observed  extended  from  Auqust  16, 
1961  to  August  15.  1962. 


TABLE  XXXHI 

Residential  Listings  and  Sales 


Fort  William 

Port  Arthur 

No.  of  Listings 

245 

132 

No.  of  Sales 

101 

37 

Success  Factor 

41.2% 

28.0% 

Mean  Sale  Period 

75  days 

72  days 

Range  for  Sale  Periods — Low 

22  days 

15  days 

— High 

230  days 

270  days 

Mean  Sale  Price 

$9,381 

$10,040 

Median  Sale  Price 

$9,000 

$10,500 

Source  —  Lakehead  Renewal  Study  &  Multiple  Listings 

Table  XXXIII  would  seem  to  indicate  that  there  is  a 
buyer's  market  at  the  Lakehead  which  is  marked  by  an  excess 
of  supply  over  demand  and  which  should  tend  to  reduce  prices. 
The  apparent  reason  for  the  difference  between  the  success 
factors  in  the  two  Cities,  is  that  at  a  lower  price  more  units  will 
be  purchased  than  at  a  higher  price. 

The  sectoral  factors  can  be  studied  separately  for  the  two 
Cities  with  the  prime  statistical  indicator  of  area  discontent  being 
the  unsuccessful  listings  per  area. 

TABLE  XXXIV 


Residential  Listings  and  Sales  by  Planning  Area  — 
Fort  William  


1  2  3 

4  5 

6  7 

8 

9 

ia  n  12 

13  14 

15 

17 

18 

19  1 

12  5 

14 

14 

19  25  27 

0  35 

14 

5 

6 

Sales  1  10  7 

9  1 

4  1 

8 

6 

8  15  8 

0  14 

2 

b 

2 

Unsuccessful 
Listings  8  21  2 

10  0 

8  4 

6 

8 

11  10  19 

0  21 

12 

0 

4 

Source  —  Lakehead  Renewal  Study 


In  Table  XXXIV,  it  is  seen  that  Areas  3,  5,  8,  11,  and  17 
have  more  sales  than  unsuccessful  listings  and  are  therefore 
desirable  areas  from  a  market  or  sales  success  viewpoint.  Least 
sales  success  was  experienced  in  Area  1  and  Area  15  and  these 
areas  could  be  called  areas  of  sales  discontent  .  In  Area  1  the 
discontent  is  probably  due  to  factors  of  age  and  environment. 


It  is  interesting  to  note  the  difficulty  experienced  in  selling  a 
house  in  Area  14  and  Area  15,  the  new  subdivision  areas.  This 
observation  would  add  argument  to  the  fact  that  it  is  easier  to 
buy  a  new  house  than  a  second  owner  house  of  similar  quality. 

TABLE  XXXV 


Residential  Listings  and  Sales  by  Planning  Area  — 
Port  Arthur 


1  2  3  4  5  6  7  8 

9 

10 

11 

12  13 

14 

15 

16 

17 

18 

19  20 

Listings 

2  7  5  0  8  13  14  10 

12 

10 

8 

2  6 

3 

15 

4 

7 

2 

2 

2 

Sales 

0  3  1  0  4  5  3  3 

3 

2 

3 

1  0 

3 

4 

2 

0 

0 

0 

0 

Unsuccessful  Listings 
24404  8  11  7 

9 

8 

5 

1  6 

0 

11 

2 

7 

2 

2 

2 

Source  —  Lakehead  Renewal  Study 

Table  XXXV,  indicates  that  no  success  at  all  was  reached 
in  Areas  1,  13,  17,  18.  19,  20.  It  is  also  evident,  allowing  that 
some  areas  have  few  listings  and  cannot  be  100%  indicative, 
that  Area  14  is  the  only  area  which  can  be  called  a  sales 
"content"  area.  Areas  5,  12  and  16  have  a  50%  success  factor.  As 
is  the  case  in  Fort  William,  Area  9,  which  is  an  area  of  recent 
sub-division,  did  not  experence  a  good  sales  success  factor 
Number  of  Housing  Starts 

_ Fort  William  &  Port  Arthur _ 

Starts  1956  1957  1958*  1959  1960  1961  1962  1963 

517  694  1123  854  424  583  570  547 

Source  —  DBS  and  CMHC 

*1958  includes  Crestwood  Limited  Dividend  Project  of  152  units. 

The  new  house  market  appears  to  be  achieving  a  balance 
with  effective  demand  on  the  basis  of  the  National  Housing  Act 
owner  characteristics.  It  is  probable  that  little  increase  can  be 
anticipated  unless  lower  income  groups  can  be  brought  into  a 
position  of  effective  demand  by  manipulating  present  policies 
towards  lower  downpayments  and  lower  monthly  costs.  This 
has  been  accomplished  to  some  extent  by  the  recent  $500  winter 
incentive  bonus  which  has  been  passed  on  to  the  prospective 
owner  as  a  reduction  in  the  downpayment. 
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Public  Housing: 

Section  36  ol  the  National  Housing  Act  with  complement- 
ary  provincial  legislation,  allows  the  Federal  Government  and 
the  Government  ol  a  Province  to  enter  into  a  partnership  to 
construct  housing  project  lor  sale  or  for  rent.  The  policy,  as  stated 
by  Central  Mortgage  and  Housing  Corporation,  is  that  these 
housing  projects  are  lor  the  benefit  of  the  lower  third  of  the 
income  scale  —  ie.  the  under  $3,000  annual  income  group.  Sub¬ 
section  6  gives  the  Governor  in  Council  side  powers  as  to  land, 
rentals,  number  of  units,  financial  charges,  conditions  of  occu¬ 
pancy  and  "other  matters  deemed  advisable''.  In  order  to  im¬ 
plement  this  policy  cost  sharing  has  been  adopted.  In  Ontario, 
the  Federal  Government  pays  75%  of  the  capital  costs,  the 
Ontario  Government  pays  171/2%  and  the  Municipality  involved 
pays  71/2%.  Revenue  and  operating  deficits  are  shared  on  the 
same  basis. 

Federal-Provincial  rental  housing  projects  are  of  two 

types: 

(1)  Subsidized  projects  —  where  rents  are  related  to 

the  tenants'  family  income  and  size  of  family. 

(2)  Full-Recovery  projects  —  where  rents  are  set  at 

a  level  sufficient  to  amortize  capital  costs  and 
to  recover  operating  expenses. 

At  present  there  are  no  subsidized  housing  projects  in 
the  Lakehead  area  but  a  project  is  under  construction  in  Port 
Arthur  and  will  contain  32  units. 

Appraisal  of  Full-Recovery  Projects  in 
Fort  William  and  Port  Arthur 

In  Fort  William,  there  are  174  full-recovery  units  located 
in  three  development  projects.  Project  1  has  70  units,  project  2 
and  project  3  each  have  52  units.  The  units  are  all  single  family 
dwellings.  In  projects  1  and  2  the  rents  are  $59,  $64  and  $69  for 
two,  three  and  four  bedroom  houses.  In  project  3  the  rents  are 
slightly  higher  at  $68,  $72  and  $76  for  two,  three  and  four  bed¬ 
room  houses.  The  three  projects  are  administered  by  the  Fort 
William  Housing  Authority. 

In  Port  Arthur,  there  are  40  full-recovery  units  located  in 
one  project.  The  units  are  all  single  family  dwellings  with  ten 
units  of  two  bedrooms  renting  for  $63.50  monthly  and  thirty 
units  of  three  bedrooms  renting  for  $67.50  monthly.  This  project 
is  administered  by  the  Port  Arthur  Housing  Authority. 
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TABLE  XXXVI 

Distribution  of  Full-Recovery  Tenants  by 


Under  $50- 

$60- 

$70-  Over 

Average 

$50  $59 

$69 

$79  $80 

Fort  William 

—  14% 

62% 

24%  — 

$66.00 

_  jg|slS|i 

100% 

- 1  — •  . 

$66.50 

Canada 

11%  6% 

41% 

39%  3% 

$69.00 

Distribution  oi  Full-Recovery  Tenants  by 

Net  Family  Income  - 

-  1S61 

$5000 

Average 

Under  $2000' 

-  $3000- 

$4000-  & 

Annual 

$2000  $2999 

$3999 

$4999  Over 

Income 

1  5 

21 

57  16 

$4380 

Canada 

4  7 

40 

40  9 

$3920 

Distribution  of  Full-Recovery  Tenants  by 

Persons/Dwelling  — 

-  1961 

1-2  3 

4  5 

6  7  8+  Average 

Fort  William* 

2  11 

35  31 

14  3 

4  4.7 

Canada 

1  9 

34  29 

15  8 

4  4.9 

Distribution  of  Full-Recovery  Tenants  by 

Age  —  Fort  William* 

—  1962 

Project  1 

Project  2 

Project  3 

Average 

Average  Age 

41.12 

37.21 

43.33 

40.61 

High 

65 

52 

65 

65 

Low 

23 

27 

23 

23 

Period  of  Stay  of  Full-Recovery  Tenants  — 

Fort  William*  — 

1981 

Project  1 

Project  2 

Project  3 

Average 

(1951) 

(1953) 

(1955) 

Years 

Average  Years  6.14 

5.23 

3.18 

4.88 

Range  High 

9.33 

7.66 

5.09 

9.33 

Low 

0.50 

0.91 

0.25 

0.25 

*Similar  figures  for  Port  Arthur  Full-Recovery  Units  were  not 
available 


Source  —  Lakehead  Renewal  Study 


Observations  from  Table  XXXVI: 

(1)  Average  monthly  rentals  are  lower  in  the  Lakehead  than 
average  of  all  projects  across  Canada. 

(2)  In  Fort  William,  the  percent  of  tenants  making  $4,000  and 
over  is  73%.  In  Canada,  the  percent  of  tenants  making  $4,000 
and  over  is  49%.  It  would  appear  that  the  original  income 
goal  is  not  being  achieved. 

(3)  In  1961,  the  average  tenant  income  in  Fort  William  was 
$4,380.  This  was  slightly  down  in  1962  to  $4,356  with  an 
average  rent  to  income  ratio  of  18.6%  or  5.53  times  the 
rent.  The  policy  of  Central  Mortgage  and  Housing  states 
that  when  income  exceeds  five  times  the  rent,  the  leases  are 
not  to  be  renewed.  Therefore  with  incomes  ranging  from 
$165  -  $700  per  month  in  the  Fort  William  projects,  many 
persons  would  be  ineligible  if  the  stated  policy  was  adhered 
to.  (In  Fort  William,  the  Housing  Authority  requires  an  in¬ 
come  of  a  minimum  of  four  times  the  rent  to  a  maximum  of 
6  times  the  rent  for  entry.) 

(4)  The  average  tenant  family  head  is  six  years  older  than  the 
average  for  a  National  Housing  Act  new  home  owner 

It  would  appear  that  a  different  age  segment  of  the  popula¬ 
tion  is  being  served. 

(5)  Period  of  stay  in  all  projects  across  Canada  averages  at  2.50 
years.  Therefore  Fort  William  tenants  are  remaining  in 
projects  longer  than  National  averages.  This  is  an  expression 
of  content  and  perhaps  a  lower  incidence  locally  of  vertical 
mobility  in  income  terms. 

From  1950-1963,  just  over  12,000  public  housing  units 
were  constructed  in  Canada,  providing  accommodation  for 
approximately  one  family  out  of  every  two  hundred  who  would 
be  considered  eligible,  although  not  necessarily  in  need.  Public 
housing  units  represent  0.29  per  cent  of  the  total  urban  hous¬ 
ing  stock  in  Canada.  Federal-Provincial  full  recovery  units,  in 
Fort  William  and  Port  Arthur  represent  0.84  percent  of  the 
total  housing  stock.  The  two  cities  can  be  seen  as  taking  more 
than  average  interest  in  the  system.  The  problem  area  for  public 
housing  programs  is  probably  to  be  found  in  public  attitudes 
related  to  program  achievements. 


Limited  Dividend  Housing: 

Loans  may  be  made  to  limited — dividend  housing 
companies  for  the  purpose  of  assisting  in  the  construction  of 
low-rental  housing  projects  or  in  the  purchase  of  existing 
buildings  for  their  conversion.  Section  16  of  the  National  Hous¬ 
ing  Act  provides  the  legal  basis.  Loans  are  obtained  at  4.625% 
interest;  the  amortization  period  is  not  to  exceed  the  useful  life 
of  the  project  or  in  any  case  50  years,  and  the  lending  value  is 
90%  of  the  project  cost.  Section  16  (14)  (a)  indicates  the  power 
of  Central  Mortgage  and  Housing  over  rentals:  "The  maximum 
ratio  between  the  rentals  to  be  charged  and  the  probable 
family  income  of  the  lessees  of  each  family  housing  unit  shall 
be  such  ratio  as  the  Corporation  may  deem  fair  and  reasonable 
or  shall  make  such  other  provision  for  maintaining  the  low- 
rental  character  of  the  project  as  the  Corporation  may  agree  to  " 

There  is  one  Limited  Dividend  Housing  Corporation  at 
the  Lakehead  which  is  responsible  for  the  Crestwood  Apart¬ 
ments.  This  project,  located  in  Fort  William,  is  in  the  nature  of 
row  housing  and  contains  18-6  unit  blocks  and  11-4  unit  blocks, 
for  a  total  of  152  units. 

The  units  originally  rented  for  S71.50  per  month  and  sub¬ 
sequently  were  raised  to  $74.50  per  month.  In  keeping  with  the 
objective  of  a  low  rental  housing  project,  annual  income  require¬ 
ments  were  put  in  effect  at  below  $4,110  for  entrance.  When 
annual  income  exceeded  $4,920  eligibility  ceased  and  the 
monthly  lease  was  not  renewed.  With  these  income  restrictions, 
there  was  a  30%  vacancy  and  the  restrictions  were  subsequently 
abolished  in  order  to  achieve  full  occupancy.  The  lower  income 
objective  for  the  project  has  not  been  achieved  but  it  can  be 
stated  that  $74.50  monthly  rent  is  not  indicative  of  the  low  in¬ 
come  housing  needs  at  the  Lakehead 
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3-5  PEDESTRIAN,  BUSINESS  QUESTIONNAIRE 

There  are  four  main  shopping  districts  in  the  Lakehead 
area  -  -  Fort  William  Downtown,  Port  Arthur  Downtown,  West- 
lort  shopping  area  and  the  Intercity  Shopping  Plaza. 

In  order  to  test  the  general  theories  of  central  business 
districts,  questionnaires  were  applied  to  pedestrians  and  the 
businessmen  within  the  areas.  Irrespective  of  any  other  factor, 
it  is  probable  that  the  attitudes  and  opinions  of  those  persons 
who  use  the  business  districts  will  be  of  major  importance  to 
the  decisions  necessary  to  central  area  renewal  and  conserva¬ 
tion.  The  effect  of  business  district  changes  on  the  surrounding 
renewal  potential  of  the  inner  fringe  areas,  will  also  be  condition¬ 
ed  by  business  and  consumer  climates. 

A  pedestrian  questionnaire  was  conducted  in  the  four 
main  shopping  districts  —  Fort  William  Downtown,  Westfort, 
Port  Arthur  Downtown  and  the  Intercity  Shopping  Plaza.  The 
questionnaires  were  applied  during  the  daytime  hours  of  the 
weekdays  in  early  December  1962.  Replies  were  asked  to  35 
questions  and  were  distributed  in  the  four  areas  as  follows: 
Fort  William  (55),  Westfort  (47),  Port  Arthur  (61).  and  Intercity 
Plaza  (42),  for  a  total  of  205  persons,  Additional  interviews  (55) 
were  conducted  in  January  and  July,  1963,  but  no  significant 
differences  occurred.  The  interviewing  procedures  can  be  con¬ 
sidered  to  have  a  statistical  relevance  to  the  total  pedestrian 
group  in  terms  of  location,  time,  and  season. 

In  July  1963,  pedestrian  counts  were  taken  in  the  down¬ 
town  areas  of  Fort  William  and  Port  Arthur  in  the  morning 
( 1 0:30  A  M.)  and  in  the  afternoon  (2*00  P.M.).  Significant  averages 
were  discovered  in  the  Fort  William  district  in  the  area  bounded 
by  Miles  Street,  Simpson  Street,  Donald  Street  and  Vickers 
Street.  At  the  specified  hours,  an  average  sidewalk  population 
of  384  persons  was  found  with  a  centre  of  qravity  (47%)  on 
Victoria  Avenue  between  Archibald  and  McVicar  Streets.  In 
Port  Arthur,  the  situation  was  found  to  be  more  diffuse  within 
the  area  bounded  by  Algoma  Street,  Cameron  Street,  Water 
Street  and  Wilson  Street.  At  the  specified  hours,  an  average 
sidewalk  pooulcrtion  of  421  persons  was  found  with  centres  of 
qravity  on  Arthur  Street  between  Alqoma  Street  and  Cumber¬ 
land  Street  (30%)  and  on  Cumberland  Street  between  Van 
Norman  Street  and  Ambrose  Street  (24%)  The  pedestrian  aues- 
tionnaires  were  applied  mainly  within  these  areas  and  at  West- 
lort  and  Intercity  where  the  location  factors  did  not  require 
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sidewalk  population  definitions. 

Business  questionnaires  were  distributed  to  merchants 
in  the  four  main  shopping  districts.  A  high  and  gratifying  pro¬ 
portion  were  returned  (69%)  which  was  due  in  no  small 
measure  to  the  support  given  to  the  questionnaire  by  the  Cham¬ 
bers  of  Commerce,  the  Retail  Merchants  Associations,  the  In¬ 
tercity  Plaza  Association  and  by  the  Westfort  Development  Asso¬ 
ciation.  The  merchants  were  asked  to  reply  to  29  questions 
and  the  questionnaires  were  completed  in  the  four  areas  as 
follows  —  Fort  William  Downtown  (41),  Westfort  (11),  Port  Arthur 
Downtown  (54),  Intercity  Plaza  (6),  for  a  total  of  112  merchants. 
The  effects  and  relationships  between  the  business  districts  and 
portion  were  returned  (69%)  which  was  due  in  no  small 
interest  and  ability. 

Complete  copies  of  the  questionnaire  responses  are  avail¬ 
able  (see  Appendix)  Only  selected  responses  have  been  includ¬ 
ed  in  the  report  and  are  arranged  so  as  to  contrast  pedestrian 
and  merchant  attitudes  to  particular  questions. 

A  Typical  Shopper  Profile: 

A  typical  profile  can  be  described  on  the  basis  of  aver¬ 
ages  and  majority  value  judgments.  Mrs  Alpha  resides  in  the 
city.  When  interviewed,  she  was  shopping  in  the  major  depart¬ 
ment  store  Her  husband  is  employed  in  a  skilled  labour  position 
and  thev  have  two  children.  Although  she  comes  downtown  at 
least  once  a  week  to  shop,  her  husband  does  not  work  in  the 
central  business  district.  She  drove  downtown  the  day  of  the 
interview  and  did  not  experience  any  difficulty  in  finding  a 
parking  spot  Her  shopping  tour  will  take  her  to  two  or  more 
stores  in  search  of  Christmas  gifts  and  will  last  approximately 
2V2  hours. 

Mrs.  Alpha  usually  finds  what  she  wants  in  the  down¬ 
town  stores  and  this  shopping  tour  is  no  exception  as  she  had 
already  spent  $30  at  the  time  of  the  interview.  More  often  than 
not  she  goes  home  with  more  than  she  planned  to  buy.  She 
has  at  least  one  charge  account  in  a  downtown  store.  Her  mail 
order  purchases  are  limited  as  she  can  purchase  most  of  the 
thinqs  she  needs  from  the  stores  in  the  city,  but  checks  the 
available  catalogues  and  generally  keeps  at  least  one  catalogue 
at  home  for  reference. 

She  does  not  plan  to  meet  any  of  her  friends  during  her 
shopping  tour  nor  does  she  plan  to  have  a  meal  or  a  cup  of 
coffee  before  going  home.  She  would  not  shop  downtown  more 


often  if  there  were  a  supervised  place  to  leave  her  children.  Sales 
sometimes  attract  her  but  little  of  her  shopping  is  conducted 
at  sales  times.  She  sometimes  likes  the  help  of  a  clerk  when 
choosing  merchandise  as  there  are  times  when  she  needs  advice 
or  a  professional  opinion  on  her  prospective  purchases. 

Her  grocery  shopping  is  generally  undertaken  in  the  city 
supermarkets  but  she  often  shops  at  Intercity  because  of  "the 
convenience  of  location  and  parking".  She  shops  out  of  town 
at  least  once  a  year  during  her  holidays,  in  Toronto  or  Duluth, 
and  believes  there  is  more  selection  in  these  cities. 

Shopping  is  an  enjoyable  activity  for  her  and  she  thinks 
the  downtown  area  is  pleasing  to  the  eye.  Mrs  Alpha  cannot 
think  of  any  improvements  which  might  beautify  this  or  other 
business  districts.  Essentially  she  is  happy  with  the  facilities 
available  to  her  in  the  central  business  district.  She  volunteered 
a  willingness  to  support  one  evening  of  night  shopping  each 
week  and  suggested  that  additional  parking  facilities  in  the 
downtown  area  would  make  shopping  more  convenient. 

A  Typical  Merchant  Profile: 

A  typical  profile  can  be  developed  which  will  indicate 
mode  average  replies  to  the  questionnaire.  Mr.  Gamma  has  a 
store  in  a  downtown  district  which  he  has  leased  for  the  past 
15  years.  He  employs  three  full  time  salespeople  and  two 
part  time  assistants  at  weekends  and  rush  periods  between 
11:00  A.M.  and  4:00  P.M.  He  is  open  between  the  hours  of  9:00 
A.M.  and  5:30  P.M.  and  does  not  enjoy  the  thought  of  having 
to  remain  open  in  the  evenings.  His  employees  generally  go 
home  for  lunch  and  only  occasionally  go  to  a  local  restaurant  at 
the  noon  hour. 

Mr.  Gamma  provides  charge  account  and  budget  ac¬ 
count  services.  In  addition,  he  has  a  phone  order  and  delivery- 
service  which  accounts  for  less  than  50%  of  his  business.  From 
all  indications  this  service  has  been  profitable.  He  feels  that  self 
service  is  ineffective  and  has  no  plans  to  employ  it  in  his  opera¬ 
tion.  His  clients  are  varied,  coming  from  every  economic,  ethic 
and  age  group.  They  usually  reach  his  store  by  car  from  homes 


across  the  Lakehead  area.  Mr.  Gamma  does  not  provide  park¬ 
ing  either  for  his  patrons  or  for  his  employees.  In  his  opinion 
local  parking  in  the  business  district  is  inadequate.  He  is  af¬ 
fected  by  the  tourist  trade  to  some  extent.  The  tourists  are  at¬ 
tracted  by  the  imported  and  speciality  items  available  in  his 
store.  He  feels  that  there  has  been  a  definite  difference  in  tourist 
trading  during  the  past  five  years  and  that  devaluation  has  had 
some  effect.  The  tourist  today,  he  believes,  is  a  "tent-and- 
trailer"  type  who  does  not  spend  much  money  in  Lakehead 
stores. 

Mr.  Gamma  has  been  affected  by  new  shopping  centres 
outside  his  business  district.  He  feels  favourably  affected  by 
other  downtown  promotions  and  is  prepared  to  join  co-opera¬ 
tive  promotion  schemes.  He  uses  the  newspaper  as  his  chief 
advertising  medium  but  is  beginning  to  consider  radio  and 
television  advertising. 

He  is  not  in  favour  of  a  Mall  at  present  but  might  change 
his  mind  if  he  could  be  convinced  of  its  practicality  and  feasibili¬ 
ty  in  the  downtown  area.  He  has  not  seen  a  Mall  elsewhere 
and  would  not  be  willing  to  support  one  in  the  City  before  re¬ 
ceiving  further  information  regarding  the  personal  benefit  cost 
factors.  Mr.  Gamma  is  happy  with  his  present  location  and  has 
no  desire  to  move.  He  has  no  plans  for  renovation  or  expan¬ 
sion  but  thinks  the  business  district  needs  improvement  and 
at  present  is  not  pleasing  to  the  eye.  He  does  not  employ 
professional  window  display  personnel. 

He  felt  that  several  things  could  be  done  to  beautify  the 
shopping  area,  including  the  provision  of  more  attractive  store 
fronts;  better  lighting  inside  the  stores;  trees,  plants  and  flowers 
in  order  to  beautify  the  sidewalks  and  that  his  fellow  merchants 
should  have  a  general  clean-up  by  renovating  the  outsides  of 
their  stores  and  removing  the  “vagrants"  and  "slum"  areas 
from  the  business  district.  Mr.  Gamma  thought  that  better  park¬ 
ing  facilities  should  be  provided,  with  better  and  more  efficient 
traffic  control  and  a  bus  shelter  together  with  a  public  rest  room 
was  needed  in  the  downtown  area. 
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MEANS  OF  TRANSPORTATION 

Fort  William 

No. 

% 

How  did  you  get  to  (applicable)  area  today? 

SHOPPER  Car  . . . . . . . 

32 

58.18 

Bus  . . 

17 

30.91 

Taxi  .... . . 

0 

0.00 

Walk . - . 

5 

9.09 

Bicycle  . . . 

0 

0.00 

Train . . . . . . . 

1 

1.82 

55 

100.00 

How  do  your  customers  generally  reach  your 

business? 

MERCHANT  Car  . . 

32 

37.65 

Bus  . . . 

18 

21.17 

Taxi . 

0 

0  00 

Walk  . . . 

29 

34.12 

Bicycle  . . . . . . . . . 

0 

0.00 

All  of  the  above . 

5 

5.88 

Don't  know  . 

1 

1.18 

85 

100.00 

PARKING 

Did  you  have  difficulty  in  finding  a  parking  spot? 

SHOPPER  Yes  . 

3 

9.38 

No  . 

23 

71  87 

Let  out . . . . 

6 

18.75 

Do  you  feel  local  parking  is  adequate"? 

32 

100.00 

MERCHANT  Yes  . 

9 

21.95 

No  . . 

27 

65.85 

Don't  know . 

5 

12  20 

How  many  parking  spaces  do  you  provide  for  your 
employees? 

41 

100.00 

MERCHANT  For  all  employees 

4 

9.76 

For  50%  or  more  . 

6 

14  63 

For  less  than  50% 

9 

21.95 

No  parking  provided . 

22 

53  66 

41 

100.00 

Westiort 

Port 

Arthur 

Intercity 

Total 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

30 

63.83 

40 

65.57 

32 

76.19 

134 

65.36 

T 

2.13 

12 

1119.67 

9 

21.43 

39 

19.02 

0 

0.00 

1 

1.64 

0 

0.00 

1 

0.49 

15 

31.91 

8 

13.12 

1 

2.38 

29 

14.15 

1 

2.13 

0 

0.00 

0 

0.00 

1 

0.49 

0 

0.00 

0 

0.00 

0 

0.00 

1 

0.49 

47 

100.00 

61 

100.00 

42 

100.00 

205 

100.00 

10 

41.66 

41 

35  04 

6 

60.00 

89 

37.71 

4 

16  67 

30 

25.64 

4 

40.00 

56 

23.73 

0 

0  00 

7 

5.98 

0 

0.00 

7 

2.97 

8 

33.33 

31 

26.49 

0 

000 

68 

28.81 

1 

4.17 

1 

0.86 

0 

0.00 

2 

0.85 

1 

4.17 

6 

5.13 

0 

0,00 

12 

5  08 

0 

0.00 

1 

0.86 

0 

0.00 

2 

0.85 

24 

100.00 

117 

100.00 

10 

100.00 

236 

100.00 

2 

6.67 

6 

15  00 

0 

0.00 

11 

8.21 

23 

76.66 

22 

55.00 

31 

96.87 

99 

73.88 

5 

16.67 

12 

30.00 

1 

3.13 

24 

17.91 

30 

100.00 

40 

100.00 

32 

100.00 

134 

100.00 

6 

54.55 

6 

n.ii 

6 

100.00 

27 

24.11 

4 

36.36 

45 

83.33 

0 

0.00 

76 

67  85 

1 

9.09 

3 

5.56 

0 

0.00 

9 

8.04 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

2 

18.18 

22 

40.74 

4 

66.66 

32 

28  58 

2 

18.18 

3 

5.56 

1 

16.67 

12 

10.71 

0 

o.oo 

3 

5.56 

0 

non 

12 

1071 

7 

63.64 

26 

48.14 

1 

16.67 

56 

50.00 

11 

100  00 

54 

100.00 

6 

100.00 

112 

100.00 
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PARKING  (Continued) 

Fort  William 
No.  % 

Do  you  provide  parking  for  your  clients? 

MERCHANT  Own  off-street  parking . 

3 

7.32 

Private  lot  . . . 

2 

4.87 

Shared  lot  facilities  . 

3 

7.32 

No  parkng  provided  . . . 

33 

41 

80.49 

100.00 

AREAS  SHOPPED  AND  SERVED 

Do  you  shop  in  other  Lakehead  shopping  areas? 

SHOPPER  Yes  . . 

48 

87,27 

No  . . . . 

7 

55 

12.73 

100.00 

If  yes.  Current  River  . . 

1 

H 

Fort  William  . . . 

0 

0.00 

Intercity  . 

41 

45.56 

Pori  Arthur . . 

39 

43.33 

West  fort  . . ., 

9 

90 

10.00 

100.00 

Do  you  have  any  customers  from  other  Lakehead 
areas? 


MERCHANT 

Yes,  many  . . . 

_  10 

24.39 

Yes,  some . . . 

.  31 

75.61 

No  . - . 

........  0 

0.00 

Don't  know . 

. -  0 

41 

0.00 

100.00 

Which  other  areas? 

MERCHANT 

Other  Lakehead  . 

.  5 

.11.62 

North-west  Ontario . 

.  25 

58.14 

Other  Ontario  . 

. ...  1 

2.33 

Other  Canada  . . 

.  1 

2.33 

U.S.A . 

. .  1 

2.33 

Don't  know  . . 

. .  10 

43 

23.25 

100.00 

Westfort 

Port 

Arthur 

Intercity 

Total 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

2 

18.18 

5 

9.26 

0 

0.00 

12 

10.72 

1 

9.09 

6 

11.11 

0 

0.00 

7 

6.25 

U 

0.00 

9 

16.67 

6 

100.00 

18 

16.07 

8 

72.73 

34 

62.96 

0 

0.00 

75 

66.96 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

42 

89.36 

48 

78.69 

36 

85.71 

174 

84.88 

5 

10.64 

13 

21.31 

6 

14.29 

31 

15.12 

47 

100.00 

61 

100.00 

42 

100.00 

205 

100.00 

0 

0.00 

2 

2.63 

2 

3.51 

5 

1.62 

40 

47.06 

30 

39.47 

27 

47.37 

97 

31.50 

29 

34.12 

44 

57.90 

0 

0.00 

114 

37.01 

16 

18.82 

0 

0.00 

26 

45.61 

81 

26.30 

0 

0.00 

0 

0.00 

2 

3.51 

11 

3.57 

85 

100.00 

76 

100.00 

57 

100.00 

308 

100.00 

5 

45.45 

26 

48.15 

4 

66.67 

45 

40.18 

6 

54.55 

27 

50.00 

2 

33.33 

66 

58.93 

0 

0.00 

0 

0.00 

0 

0.00 

0 

0.00 

0 

0.00 

1 

1.85 

0 

0.00 

1 

0.89 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

8 

72.73 

6 

10.35 

0 

0.00 

19 

16.10 

2 

18.18 

33 

56.89 

5 

83.33 

65 

55.08 

0 

0.00 

1 

1.72 

0 

0.00 

2 

1.70 

0 

0.00 

2 

3.45 

0 

0.00 

3 

254 

m 

9.09 

6 

10.35 

0 

0.00 

8 

6.78 

n 

0.00 

10 

17.24 

1 

16.67 

21 

17.80 

li 

100.00 

58 

100.00 

6 

100.00 

118 

100.00 
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IMPROVEMENTS  TO  BUSINESS  DISTRICTS 


Do  you  think  the  ((applicable)  Business  District  is 

Fort  William 

pleasing  to  the  eye? 

No. 

% 

SHOPPER  Yes  _ 

42 

76.36 

No  _ _ _ 

10 

18.18 

Don't  know  . . . 

3 

5.46 

55 

100.00 

Do  you  think  the  (applicable)  Business  District  is 

pleasing  to  the  eye? 

MERCHANT  Yes  . . . . . 

n 

26.83 

No  _ 

22 

53.65 

Partly  . . . . . . . 

4 

9.76 

Don't  know . . 

4 

9.76 

41 

100.00 

What  improvements,  if  any,  do  you  think  can  be 

made  to  beautify  our  business  districts? 

SHOPPER  None  . .  . . 

36 

61.02 

Widen  streets . . . 

1 

1.69 

Modernize  store  fronts  ...... 

12 

20.34 

Clean  up  downtown  . . 

5 

8.47 

Renovate  old  buildings  „. 

0 

0.00 

Better  lighting  . . . 

3 

5.09 

Mall,  plants,  trees . . 

2 

3.39 

Other  . ...... . . 

0 

0.00 

59 

100  00 

What  improvements,  if  any,  do  you  think  can  be 

made  to  beautify  our  business  districts? 

MERCHANT  None  . . 

22 

44.00 

General  clean-up . „ . 

1 

2.00 

Renovate  old  buildings . 

5 

10.00 

Renovate  store  fronts  „ . 

9 

18.00 

Incentive  to  renovate _ 

0 

0.00 

Repair  sidewalks  . . 

4 

8.00 

Add  trees,  flowers . . . 

4 

8,00 

Better  street  lighting _ 

0 

0.00 

Remove  hydro  poles  . . 

0 

0.00 

Better  snow  removal . . 

1 

2.00 

Ban  projecting  signs  . 

1 

2.00 

Remove  vagrants  . . 

0 

0.00 

More  colour _ _ _ _ _ 

3 

6.00 

50 

100.00 

Westfort 

Port 

Arthur 

Intercity 

Total 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

32 

68.09 

46 

75.41 

40 

95.24 

160 

78.05 

8 

17.02 

■  B  - 

18.03 

1 

2.38 

30 

14.63 

7 

14.89 

4 

6.56 

2.38 

15 

7.32 

47 

100.00 

61 

100.00 

42 

100.00 

205 

100.00 

4 

36.36 

15 

27.78 

3 

50.00 

33 

29.47 

6 

54.55 

26 

48.15 

2 

33.33 

56 

50.00 

1 

9.09 

9 

16.66 

1 

16.67 

15 

13.39 

0 

0.00 

4 

7.41 

0 

0.00 

8 

7.14 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

30 

63.83 

42 

68.85 

35 

83.34 

143 

68.42 

0 

0.00 

0 

0.00 

0 

0.00 

1 

0.48 

12 

25.53 

8 

13.11 

0 

0.00 

32 

15.31 

3 

6.38 

3 

4.92 

Q 

0.00 

11 

5.26 

0 

0.00,; 

5 

8.20 

0 

0.00 

5 

2.39 

0 

0.00 

0 

too 

4 

9.52 

7 

3.35 

0 

0.00 

3 

4.92 

2 

4.76 

7 

3.35 

2 

4.26 

0 

0.00 

pi  a 

2.38 

3 

1.44 

47 

100.00 

61 

100.00 

42 

100.00 

209 

100.00 

3 

25.00 

19 

'29.23 

HU 

14.29 

45 

33.57 

2 

16.67 

1 

1.54 

1 

14.29 

5 

3.73 

2 

16.67 

5 

7.69 

■  •  d 

0.00 

12 

8.96 

2 

16.67 

10 

15.38 

0 

0.00 

21 

15.67 

0 

0.00 

1 1 

1.54 

0 

0.00 

1 

.75 

0 

0.00 

11 

16.92 

0 

0.00 

15 

11.19 

0 

0.00 

10 

15.38 

4 

57.13 

18 

13.43 

0. 

0.00 

3 

4.62 

0 

0.00 

3 

2.24 

3 

25  00 

0 

0.00 

0 

0.00 

3 

2.24 

0. 

0.00 

3 

4.62 

0 

0.00 

4 

2.99 

0 

000 

1 

1.54 

0 

0.00 

2 

1.49 

0 

0.00 

1 

1.54 

0 

0.00 

-  lv 

75 

0 

0.00 

0 

0.00 

1 

14  29 

4 

2.99 

12 

100.01 

65 

100.00 

7 

100.00 

134 

100.00 
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IMPROVEMENTS  TO  BUSINESS  DISTRICTS 
(Continued) 

Fort  William 
No. 

Westfort 

No.  % 

Port 

No. 

Arthur 

% 

Intercity 

No.  % 

No. 

Total 

% 

Are  there  any  extra  shopping  conveniences  you 
feel  need  to  be  provided  in  your  area? 

SHOPPER  None . . . . . 

Additional  parking 

facilities  . . . . 

Additional  parking 
facilities  in  other 

17 

14 

20.24 

16.67 

10 

3 

14.28 

4.29 

14 

19 

16.67 

22.62 

12 

0 

23.07 

0.00 

53 

36 

18.28 

12.41 

shopping  areas . . . 

Night  shopping  (once  a 

0 

0.00 

2 

2.86 

0 

0.00 

3 

5.77 

5 

1.72 

week)  . — . 

24 

28.57 

23 

32.86 

24 

28.57 

19 

36.54 

90 

31.04 

More  specialty  shops  . . 

21 

25.00 

19 

27.14 

17 

20.24 

9 

17.31 

66 

22.76 

More  selection . 

2 

2  38 

0 

0.00 

0 

000 

0 

000 

2 

0.69 

Bus  shelter  -  better  transit 

3 

3.57 

2 

2.86 

5 

5.95 

3 

5.77 

13 

4.48 

Rest  rooms  for  public  . 

1 

1.19 

| 

1.43 

0 

0.00 

2 

3.85 

4 

1.38 

Other  . 

84 

100.00 

10 

14.28 

5 

5  95 

4 

7.69 

21 

7.24 

Are  there  any  extra  shopping  conveniences  you 
feel  need  to  be  provided  in  your  area? 

2 

2.38 

70 

100.00 

84 

100.00 

52 

100.00 

290 

100.00 

MERCHANT  Night  shopping . 

2 

12.50 

0 

0.00 

1 

3.125 

4 

66.66 

7 

11.48 

Better  traffic  control . 

2 

12.50 

0 

0.00 

0 

0.000 

1 

16.67 

3 

4.92 

More  specialty  shops  . 

1 

6.25 

0 

0.00 

1 

3.125 

1 

16.67 

3 

4.92 

More  parking  facilities . 

7 

43.75 

3 

42.85 

19 

59.375 

0 

0.00 

29 

47.54 

Periodic  free  parking . 

3 

18.75 

0 

0.00 

1 

3.125 

0 

000 

4 

6.55 

Public  restrooms  . 

1 

6.25 

1 

14.29 

2 

6.250 

0 

0.00 

4 

6.55 

0 

0.00 

0 

0.00 

3 

9.375 

0 

000 

3 

4.92 

Better  transit  service . ... 

0 

0.00 

1 

14.29 

1 

3.125 

0 

0.00 

2 

3.28 

More  crosswalks . 

0 

0.00 

0 

0.00 

2 

6.250 

0 

0.00 

2 

3.28 

Need  a  variety  store . 

0 

0.00 

2 

28.57 

0 

0.000 

0 

0.00 

2 

3.28 

0 

0.00 

0 

0.00 

1 

3.125 

0 

0.00 

1 

1.64 

Waterfront  marina . 

0 

0.00 

0 

0.00 

1 

3  125 

0 

0.00 

1 

1.64 

16 

100.00 

7 

100.00 

32 

100.000 

6 

100.00 

61 

100.00 

Have  you  any  additional  comments? 

SHOPPER  Fort  William  .. .  Want  to  see  regular  stock  on  sale  rather  than  "special  purchase"  sales  (1);  Devalu¬ 

ation  has  diminished  shopping  trips  to  USA  (3);  Most  content  with  Lakehead  (1). 

Westfort  .  Want  to  see  regular  stock,  etc.  (2);  Don't  like  self-service  (1). 

Port  Arthur  .  Want  to  see  regular  stock,  etc.  (2);  Like  shopping  at  Intercity  because  its  clean 

(1);  Devaluation  etc.  (2). 

Intercity  .  Want  to  see  regular  stock,  etc.  (2);  Intercity  so  convenient  (3),  No  parking  problems 

at  Intercity  (5). 
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IMPROVEMENTS  TO  BUSINESS  DISTRICTS 
(Continued) 

Have  you  any  additional  comments? 
MERCHANT  Fort  William 


Westfort 
Port  Arthur 


Intercity 


Shopping  centres  have  it  all  over  us  with  regard  to  parking  (1);  Simpson  Street 
needs  reorganizing  (1);  More  co-operation  from  city  on  area  problems  (2);  Meters 
are  to  facilitate  parking — not  primarily  as  revenue  source  (1);  Meter  maids  (1). 

More  co-operation  from  city  on  area  problems  (1);  Relate  Westfort  to  expressway 

(1). 

Too  many  chain  stores  are  forcing  out  smaller  business  (1);  More  city  pressure 
on  burnt-out  businesses  (1);  Build  up  Chamber  of  Commerce  membership  (1); 
Build  up  Downtown  Business  Assoc.  —  so  as  to  help  ourselves  (1);  "Reduce"  num¬ 
ber  of  sales  (1);  Juveniles  in  restaurants,  etc.,  bothered  by  large  crowds  of  juven¬ 
iles  in  restaurants,  etc.,  (1);  Business  is  rotton  (1);  Encourage  Parking  Authority 
(1). 

Relate  grocery  store  hours  to  all  (1);  Encourage  working  relationship  between  In¬ 
tercity,  Port  Arthur,  and  Fort  William  merchants  (1). 


SOME  ADDITIONAL  STATEMENTS  FROM 

Fort  William 

Westfort 

Port 

Arthur 

Intercity 

Total 

MERCHANTS 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

Are  you  happy  with  your  present  location? 

MERCHANT  Yes  _ _ _ _ 

40 

97.56 

10 

90.91 

49 

90.74 

5 

83.33 

104 

92.86 

No  . . . 

1 

2.44 

1 

9.09 

5 

9.26 

1 

16.67 

8 

7.14 

41 

100.00 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

Do  you  have  plans  for  expansion? 

MERCHANT  Yes  . . . . 

8 

19.51 

4 

36.36 

8 

14.81 

HI 

16.67 

21 

18.75 

No  . . . . . 

33 

80.49 

7 

63.64 

46 

85.19 

5 

83.33 

91 

81.25 

41 

100.00 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

When? 

In  a  year's  time  .. . 

5 

62.50 

2 

50.00 

2 

25.00 

0 

0.00 

9 

42.86 

2  -  3  years  time _ _ _ 

0 

0.00 

0 

0.00 

2 

25.00 

0 

0.00 

2 

9.52 

Within  next  5  years  . . 

0 

0.00 

2 

50.00 

0 

0.00 

0 

0.00 

2 

9  52 

Don't  know _ _ 

3 

37.50 

0 

0.00 

4 

50.00 

1 

100.00 

8 

38.10 

Do  you  have  plans  for  renovation? 

8 

100.00 

4 

100.00 

8 

100.00 

1 

100.00 

21 

100.00 

MERCHANT  Yes  . . . 

12 

29.27 

5 

45.45 

12 

22.22 

0 

0.00 

29 

25  89 

No  - - „....„ - 

29 

70.73 

6 

54.55 

42 

77.78 

6 

100.00 

83 

74.11 

41 

100.00 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 
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SOME  ADDITIONAL  STATEMENTS  FROM  THE 

Fort  William 

Westfort 

MERCHANTS  (Continued) 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

No. 

% 

When? 

In  a  year's  time . 

8 

66.67 

5 

100.00 

3 

25.00 

0 

0.00 

16 

55.17 

2-3  years  time  . 

0 

0.00 

0 

0.00 

3 

25.00 

0 

0.00 

3 

10.35 

Within  next  5  years . 

0 

0.00 

0 

0.00 

0 

0.00 

0 

0.00 

0 

0.00 

Don't  know . 

4 

33.33 

0 

0.00 

6 

50  00 

0 

0.00 

10 

34.48 

12 

100.00 

5 

100.00 

12 

100  00 

0 

0.00 

29 

100.00 

Has  your  business  been  affected  by  new  shopping 

centres  in  other  Lakehead  areas? 

MERCHANT  Significantly  affected . 

0 

0.00 

1 

9.08 

5 

9.26 

0 

0.00 

6 

5.36 

Affected  to  some  extent  ... 

21- 

51.22 

5 

45.46 

22 

40.74 

0 

0.00 

48 

42.85 

Not  affected  . 

15 

36.53 

5 

45.46 

25 

46.30 

4 

66.67 

49 

43.75 

Don't  know . 

b 

12.20 

0 

0.00 

2 

3.70 

2 

33.33 

9 

8.04 

41. 

100  00 

II 

100  00 

54 

100.00 

6 

100.00 

112 

100.00 

What  do  you  think  of  constructing  a  pedestrian 

mall  in  your  business  district? 

MERCHANT  Good  idea  . 

12 

29  27 

1 

9.09 

21 

33  89 

0 

0.00 

34 

30.36 

Bad  idea . 

13 

31.71 

6 

54.55 

16 

29  63 

6 

100.00 

41 

36.61 

Don't  know . 

IB 

39.02 

4 

36.36 

17 

31.48 

0 

0.00 

37 

33.03 

m 

100.00 

n 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

Have  you  seen  a  pedestrian  mall  elsewhere? 

MERCHANT  Yes  . 

19 

46.34 

A 

36.36 

24 

44.44 

6 

ioo  on 

53 

47.32 

No  . 

22 

53.66 

7 

63.64 

30 

55.56 

0 

0.00 

59 

52.68 

41 

100.00 

11 

100.00 

54 

100.00 

6 

100.00 

112 

100.00 

Would  you  be  prepared  to  support  a  mall  if  one 

were  prooosed  in  your  area? 

MERCHANT  Yes  . 

12 

29.27 

1 

9.09 

17 

3148 

0 

0.00 

30 

26.79 

No  . 

16 

39  02 

6 

54.55 

18 

3333 

6 

100.00 

46 

41.07 

Don't  know . 

13 

31.71 

4 

36.36 

19 

35.19 

0 

0.00 

36 

32.14 

41 

100.00 

11 

100.00 

54 

100  00 

6 

100.00 

112 

100.00 

Comments- 

Fort  William  .  Not  a  good  business  venture  (3);  Too  exoensive  (1);  Parking  Problem  (2),  What's 

the  cost?  (1). 

Westfort  .  Not  necessary  in  Westfort  (4);  Would  like  to  discuss  possibilities  before  decision 

(3). 

Port  Arthur  .  Do  not  need  one,  not  feasible  (3);  Would  encourage  customers  with  cars  to  shop 

in  plazas  (1);  Would  like  to  see  details,  location  etc.  before  deciding  (3). 

Intercity  .  Does  not  apply.  Mall  not  required,  Plaza  is  mall-type  operation  (6) 
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PART  4  —  THE  LAKEHEAD 

4-1  WHAT  IS  URBAN  RENEWAL? 

Despite  the  relatively  recent  introduction  and  new  found 
popularity  of  the  term  "urban  renewal",  the  process,  itself,  is  an 
old  and  familiar  one.  By  literal  translation,  urban  renewal  em¬ 
bodies  the  rebuilding,  and  the  revitalization  of  existing  develop¬ 
ment  in  a  municipal  area.  This  is  a  process  which  has  been  in 
constant  evidence  in  every  municipalty  since  the  first  street  was 
laid  out.  The  difference  today  lies  in  the  scale  of  the  needs  — 
the  size  of  the  problem.  The  accelerated  pace  at  which  all  cities 
are  growing  and  the  resulting  demands  being  made  upon  the 
urban  environment,  have  shown  the  past  piecemeal  methods  of 
renewal  to  be  inadequate.  Entire  areas  are  being  left  behind 
with  resulting  depreciating  property  values  and  loss  of  revenue, 
deteriorating  living  conditions,  visual  depression  and  potential 
social  stigmatism.  If  ignored,  the  disease  simply  spreads.  There¬ 
fore,  urban  renewal  programmes  are  devised  to  assist  the  normal 
improvement  processes  in  a  more  controlled  and  encompassing 
manner.  It  is  both  remedial  and  preventative  and  its  aim  is  to 
create  more  beautiful  cities  in  which  all  citizens  may  have  more 
effective  and  healthful  lives 

To  some,  "urban  renewal”  is  simply  a  more  sophisticated 
term  devised  to  describe  a  sometimes  odious  practise  —  the  slum 
clearance  programme.  In  reality,  the  clearance  of  blighted  hous¬ 
ing  is  only  a  part  of  the  job  that  an  urban  renewal  programme 
is  attempting  to  do.  Mr.  Nash,  until  his  recent  retirement,  the  As- 

Deputy  Minister  for  Planning,  Department  of  Municipal 
Affairs,  at  one  time  described  Urban  Renewal  as  [follows: 

Community  Planning  as  envisaged  in  the  Planninq  Act  (On¬ 
tario)  and  accepted  as  a  policy  bv  the  Provincial  and  municipal 
governments  in  Ontario  means:  first,  continuing  studies  of  the 
physical,  economic,  and  social  features  of  the  community; 
second,  analysis  of  these  studies  to  develop  the  possible  pattern 
and  programme  for  community  growth  and  improvement;  and 
third,  implementation  of  proposals  by  suitable  policies  and  ac¬ 
tions.  Its  single  aim  is  a  better  communiy  .  urban  renewal 
is  simply  the  implementation  of  this  general  plan  in  regard  to 
already  built-up  areas."  It  is  quite  a  normal  segment  of  the 
planning  processes.  However,  urban  renewal  should  not  be 
looked  upon  as  constituting  a  total  planning  program.  It  doesn't 
supply  all  the  answers  or  solve  all  the  problems  Rather  it 
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RENEWAL  PROGRAMME 

should  be  considered  as  a  special  study  to  supplement  and 
clairfy  certain  aspects  (for  example,  older  residential  areas) 
of  the  larger  planning  programme  carried  out  by  the  munici¬ 
pality. 

The  following  definition  of  urban  renewal  has  merit  and 
is  very  clear  in  its  aims.  Urban  renewal  is  the  co-ordinated  effort 
of  both  public  and  private  interests  to  provide  for  the  sound 
maintenance  and  development  of  the  built-up  areas  in  a  mu¬ 
nicipality.  It  is  the  determination  of  errors  which  were  made 
in  the  past  and  the  suggestion  of  steps  to  see  that  these  errors 
are  not  repeated  in  the  future.  As  a  city  grows,  its  faces  are 
constantly  changing.  Areas  which  seemed  right,  in  their  con¬ 
ception,  years  ago  may  no  longer  be  quite  so  logical  or  even 
desirable.  Therefore,  urban  renewal  is  to  some  extent  an  up¬ 
dating  process  which  involves  the  buildings,  the  spaces  between 
these  buildings  (ie.  streets,  parks,  etc.)  and  the  people  who  in¬ 
habit  the  buildings  and  the  spaces.  It  should  be  emphasized  that 
urban  renewal  is  not  a  "one-shot"  operation.  On  the  contrary,  it 
should  be  a  permanent  and  continuing  part  of  civic  activity.  The 
success  of  an  urban  renewal  programme  is  determined  by  the 
fact  that  a  neighbourhood  does  not  deteriorate  but  has  con¬ 
tinued  life. 

It  is  important  to  appreciate  the  relationship  between 
I*1®  Pu^*c  and  private  aspects  of  an  urban  renewal  programme. 
Public  interests  are  the  various  levels  of  government  -  Federal, 
Provincial,  Municipal  and  their  related  boards,  etc.,  which 
are  supported  by  the  taxes.  Private  interests  are  those  individuals 
or  concerns  who  are  willing  to  invest  their  personal  capital 
and  talents  in  the  community.  The  inter-relation  between  these 
wo  interests  is  of  vital  importance  to  the  success  of  any  urban 
renewal  programme.  The  public  interests  must  usually  com¬ 
mence  the  process  of  rebuilding  or  the  remodelling  of  a  needy 
area  in  a  municipality.  They  are,  in  effect,  assuming  the  role 
?±»UMJ>nmeTS  or  ccrtalvtic  agents.  It  would  then  be  hoped 
that  by  this  expression  of  faith  in  the  future,  through  the  public 
purse,  private  interests  would  be  given  the  necessary  incen¬ 
tive  and  confidence  to  rebuild  or  repair  the  adjoining  properties. 
A  very  simple  illustration  of  this  argument  is  evidenced  that 
when  a  municipality  maintains  its  own  street  property  with 
paving,  curbing,  tree  planting,  etc  ,  the  adjoining  property 


owners  are  more  likely  to  maintain  their  own  buildings  and 
surroundings,  with  resulting  better  maintained  property  values. 
Other  examples  would  include:  a  municipally  prepared  re¬ 
development  plan  to  indicate  to  all  potential  investors  the  devel¬ 
opment  of  a  particular  area;  a  zoning  by-law  is,  in  itself,  a 
public  instrument  designed,  in  part,  to  provide  public  con¬ 
fidence.  In  areas  where  the  private  interests  are  unable  to  act, 
the  public  interests  have  assumed  the  full  role  -  as  in  Public 
Housing  projects.  Broadly  speaking  though,  the  public  purse 
creates  the  form  while  the  private  purse  adds  the  frills  -  both 
contributions  being  equally  necessary  towards  the  creation 
of  beautiful  cities. 

The  by-products  of  a  successful  urban  renewal  programme 
can  be  most  advantageous  to  a  municipality.  It  is  a  process 
which  can  raise  the  tax  base  through  redevelopment  without 
the  increased  costs  of  extending  services  into  new  areas.  In 
addition,  expenditures  undertaken  now  to  repair  and  preserve 
existing  development  will  deter  future  large  scale  expend¬ 
itures.  Housing  accomodation  can  be  improved  and  low  tax 
bearing  property  removed.  A  municipality's  public  image  can 
be  grealy  enhanced  with  the  resulting  respect  of  both  its  citizens 
and  outside  interests  -  such  as  industrial  leaders  seeking  new 
outlets  for  their  plants. 

Urban  renewal  programmes  normally  take  one  of  three 

forms; 

1.  Redevelopment  -  a  programme  of  acquisition,  clearance  and 
rebuilding  of  a  blighted  area. 

2.  Rehabilitation  -  a  programme  of  refurnishing  an  area. 

3.  Conservation  -  a  programme  of  maintaining  an  already  sound 
area. 

Government  assistance  is  offered  to  these  programmes, 
mainly  in  the  area  of  redevelopment.  Rehabilitation  projects 
are  financed  locally  by  the  public  and  private  agencies  with 
the  aid  of  governmentally  sponsored  loan  advantages.  Conserv¬ 
ation  programmes  do  not  usually  require  much  action  other 
than  a  good  zoning  by-law  and  enforcement  code.  Under  existing 
legislation,  Sections  20  and  22  of  the  Planning  Act  (Ontario), 
and  Section  23  of  the  National  Housing  Act,  a  municipality  may 
enter  into  an  agreement  with  the  Federal  and  Provincial  Govern¬ 
ments  to  obtain  financial  assistance  toward  the  acquisition  and 
clearance  of  a  redevelopment  area.  The  Federal  contribution 
may  amount  to  as  much  as  one-half  of  the  cost  of  acquisition 


and  clearance  of  the  area.  If  the  present  use  of  the  area  is 
predominantly  residenlial,  the  cleared  land  may  be  used  for 
any  purpose,  including  commerce  or  industry.  If,  however,  the 
existing  use  is  non-residential,  then  the  use  after  clearance 
must  be  mainly  residential.  All  the  families  living  in  the  area 
to  be  cleared  must  be  offered  satisfactory  alternative  housing 
at  fair  and  reasonable  rentals.  This  normally  would  result  in 
the  construction  of  a  public  housing  project  under  another  series 
of  government  grants. 

The  Province  has  recently  announced  a  new  programme 
of  increased  financial  aid  to  assist  Ontario  municipalities  in 
fighting  urban  blight.  As  yet,  the  details  are  not  available.  In 
a  press  release,  the  Honorable  I.  W.  Spooner,  Minister  of  Munic¬ 
ipal  Affairs,  said  that  the  new  programme,  in  conjunction  with 
recent  amendments  to  the  Planning  Act,  will  place  Ontario 
in  the  lead  among  all  of  the  Provinces  taking  advantage  of 
the  new  Federal  urban  renewal  programme. 

"Under  the  new  policy  the  Province  will  extend  its 
programme  to  include  not  only  the  acquisition  and  clearance 
of  land  in  approved  areas,  but  also: 

(a)  Broaden  cost  sharing  to  include  the  preparation  of  detailed 
urban  renewal  area  studies  and  the  on-site  administration 
of  resulting  projects; 

(b)  Broaden  cost  sharing  to  include  certain  new  and  improved 
municipal  services  in  an  urban  renewal  area  to  facilitate 
the  disposal  of  cleared  land; 

(c)  Arrange  loans  between  the  municipalities  and  the  Federal 
Government  to  assist  municipalities  to  meet  part  of  their 
share  of  costs  should  this  be  desirable. 

(d)  Whereas  blighted  areas  previously  had  to  have  a  substantial 
housing  content  in  order  to  receive  financial  assistance, 
the  new  policy  will  include  areas  other  than  residential. 

V/hile  the  aid  is  broadened  it  will  not  be  a  programme 
of  automatic  contribution.  Municipalities  will  now  more  than 
ever  before  have  to  base  applications  on  carefully  developed 
community  plans  —  both  in  detail  for  the  actual  scheme  to  be 
undertaken  and  in  general  terms  as  related  to  the  community's 

official  plan . Because  of  the  long-term  nature  of  the 

programme  and  its  implications  for  making  Ontario  better 
socially,  physically,  and  financially,  the  Province  will  continue 
to  reassess  urban  renewal  programmes  throughout  the  Province 
by  special  studies  and  reports." 
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4-2  RENEWAL  PROGRAMMES  OF  A  REGIONAL 

This  study  and  others  undertaken  in  the  Lakehead  area 
have  revealed  a  range  of  problems  which  are  not  related  to  one 
particular  municipality  but  to  the  area  as  a  whole.  The  inter¬ 
relationship  and  interdependency  of  one  municipality  upon 
another,  suggests  solutions  which  can  only  be  effective  if 
treated  on  an  area  basis.  This  section  of  the  report  will  indicate 
renewal  programmes  which  are  best  undertaken  by  all  five 
municipalities  and  which  in  a  renewal  sense  will  become  the 
background  or  framework  to  more  local  renewal  programmes  - 
municipal  reoganization,  air,  water,  soils,  regional  parks,  etc.  . 

Municipal  Reorganization: 

Within  60  years,  the  Region  has  grown  from  two  small 
towns  of  a  few  thousand  persons,  to  an  urban  centre  with  a 
population  of  over  100,000  persons.  Today  development  is 
centered  chiefly  in  the  two  Cities,  and  the  surrounding  Munic¬ 
ipalities  of  Neebing,  Paipoonge,  and  Shuniah.  The  present  sit¬ 
uation  was  summarized  in  a  brief  written  by  the  Lakehead 
Planning  Board  in  1962:  "Fort  Wiliam  and  Port  Arthur  have  a 
healthy  assessment  ratio  and  are  increasing  the  effectiveness 
of  their  day-to-day  controls  but  have  not  yet  come  to  grips  with 
blight,  water  pollution,  air  pollution,  flooding  or  employment 
problems.  The  long  term  problem  for  the  Twin  Cities  is  that 
they  may  be  forced  to  subsidize  the  whole  Region  directly  or 
indirectly,  to  a  very  heavy  extent  unless  they  join  in  active 
leadership  in  planning  enforcement  and  codes  and  municipal 
service  development  for  the  Regional  community.  Neebing  is 
the  healthiest  Township  probably  in  the  whole  of  Ontario  in 
terms  of  assessment  ratio  and  has  moved  into  firm  control  of  its 
future.  The  only  danger  in  the  case  of  Neebing  is  the  low  prob¬ 
ability  of  something  effecting  the  Great  Lakes  Mill  but  in  the 
long  term  a  more  diverse  non-residential  assessment  must  be 
developed.  Paipoonge  is  taking  control  of  its  situation  and 
although  the  residents  will  have  to  face  temporarily  increased 
mill  rates  and  financial  problems  as  a  result  of  population 
pressures  the  situation  is  coming  under  control  of  Council. 
Shuniah  is  taking  control  of  the  situation  but  it  is  onlv  in 
McGregor  and  McTavish  that  low  mill  rates  are  found.  Conmee, 
Dorion,  Gillies,  Gorham,  O'Connor,  Oliver,  and  Ware  ration 
municipal  services  in  order  to  obtain  low  mill  rates  but  they 
can  expect  further  financial  problems  as  soon  as  effective  controls 
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NATURE: 

are  established  in  the  inner  fringe  areas.  The  unorganized 
areas  around  the  Lakehead  are  potential  trouble  spots  through 
the  lack  of  effective  conservation  measures  and  the  failure  to 
institute  rural  land  use  planning  through  unproductive  land  and 
the  lack  of  available  economic  base.  Municipal  separation  is 
not  helping  the  effective  organization  of  hospital,  welfare,  and 
elderly  citizen  accommodationin  the  area." 

The  lines  which  define  the  Cities  and  Municipalities  were 
established  in  the  years  before  the  automobile  became  common. 
At  that  time  the  boundaries  were  designed  so  as  to  allow  an 
individual  to  obtain  most  of  his  work,  living  space  and  recreation 
within  one  organized  municipality.  With  growth,  this  basis  is 
no  longer  true  and  the  Lakehead  is  now  a  regional  community 
where: 

1.  Many  people  work  in  one  municipality  and  live  in  another. 

2.  Many  people  live  in  one  municipality  and  play  in  another. 

3.  Many  people  have  homes  in  more  than  one  municipality 
(summer  camps). 

4.  The  Cities  obtain  over  15  per  cent  of  their  trading  economy 
from  the  region. 

5.  The  rural  areas  obtain  most  of  their  services  from  the  Cities, 
including  libraries,  high  schools,  law  courts,  land  title  offices, 
professional  services,  hospitals,  and  homes  for  the  aged. 

Many  of  the  major  problems  which  the  Region  is  begin¬ 
ning  to  face  cannot  be  solved  in  the  present  boundary  oriented 
political  organization  -  such  problems  are: 

1.  traffic, 

2.  air,  water,  and  soil  pollution, 

3.  licensing, 

4.  social  planning  -  welfare,  the  aged  etc., 

5.  garbage  disposal, 

6.  community  renewal  and  development. 

The  subject  of  municipal  reorganization  has  long  iaxed 
the  people  of  the  region  and  has  been  especially  significant 
in  terms  of  their  reluctance  to  agree  to  Twin  City  amalgamation. 
The  discussion  is  still  heated,  with  strong  arguments  on  both 
sides  but  does  not  seem  to  have  developed  in  terms  of  arguments 


and  attitudes  over  the  past  half  century. 

At  the  same  time,  both  Cities  will  be  looking  for  land 
for  development  purposes  within  the  next  two  decades,  yet 
the  costs  of  early  annexation  are  very  high.  The  local  financial 
implications  of  Port  Arthur  annexing  3,700  acres  of  McIntyre 
Township  and  1,200  acres  of  McGregor  Township  were  in  excess 
of  $250,000  a  year,  largely  through  changes  in  education  grants. 
The  Glendenning,  Campbell,  Jarrett  and  Dever  Financial  Study 
(1961))  on  the  implications  of  this  particular  annexation  indi¬ 
cated  a  complex  range  of  problems. 

Further,  the  Cities  cannot  afford  to  have  decaying  or 
bankrupt  Municipalities  on  their  boundaries  and  the  outlying 
Townships  need  help,  in  technical  fields  particularly,  in  order 
to  take  advantage  of  increasingly  complex  grants,  and  legislative 
requirements. 

Many  of  the  major  problems  of  the  coming  decades  can 
only  hope  for  comprehension  and  solution,  or  even  significant 
amelioration  by  the  establishment  of  a  structural  legal  form 
of  regional  government  which  will  maintain  local  pride,  retain 
Provincial  grants  at  as  high  a  level  as  possible,  and  be  capable 
of  solving  regional  problems.  It  will  be  necessry  to  take  advan¬ 
tage  of  economies  of  scale,  to  co-operate  on  presentations  to 
higher  levels  of  government  and  to  allow  for  the  establishment  of 
new  jurisdictional  agencies.  A  regional  government  is  urgently 
necessary  to  reflect  the  present  social,  economic,  political,  and 
cultural  life  of  the  Lakehead. 

Recommendation  —  Lakehead  Regional  Council: 

It  is  recommended  that  the  Councils  of  the  Region  ap¬ 
point  a  commission  to  study  the  present  system  for  its  strengths 
and  weaknesses,  and  that  the  commission  endeavour  to  obtain 
the  maximum  popular  participation  in  seeking  an  optimum 
reorganization.  Special  provincial  legislation  might  be  antici¬ 
pated  for  the  Region  resulting  in  the  formation  of  a  Lakehead 
Regional  Council. 

A  Lakehead  Regional  Council  could  be  referred  to  for  all 
matters  which  affect  the  Lakehead  as  a  whole,  or  as  part  of 
Northwestern  Ontario,  or  any  matters  affecting  two  or  more 
Municipalities.  Lakehead  boards  and  commissions  of  a  regional 
character  would  report  to  the  Council  as  well  as  to  their  separate 
jurisdictions.  Regional  problems  and  prospects  are  of  ever  in¬ 


creasing  interest  in  the  Province,  and  it  appears  that  regional 
government  at  the  Lakehead  can  obtain  structured  co-ordina¬ 
tion  without  a  loss  of  representation,  stature  or  grants  to 
the  Municipalities,  and  with  a  minimum  of  loss  to  the  individual 
sovereignty  of  the  Councils. 

The  area  of  concern  for  the  Lakehead  Regional  Council 
could  be  the  Cities  of  Fort  William  and  Port  Arthur,  the  Munici¬ 
palities  of  Shuniah  and  Neebing,  the  Townships  of  Conmee, 
Gillies,  O'Connor,  Oliver,  and  Paipoonge,  and  the  Improvement 
District  of  Dorion. 


THE  LAKEHEAD  REGION 


Population 

Assessment 

sooo 

Acreage 

Fort  William  , 

. „ .  45,214 

64,794 

23,199 

Port  Arthur . 

. . . - .  45.276 

79,235 

15,632 

Conmee  . 

.  323 

394 

41,797 

Dorion . 

.  557 

431 

52,630 

Gillies  . . 

.  425 

118 

23,291 

Neebing  . 

. .  4,404 

6,297 

169  013 

O'Connor  . 

.  375 

284 

26,779 

Oliver  . 

.  1,269 

522 

38,982 

Paipoonge  . 

.  2.145 

1,093 

44,379 

Shuniah  . 

.  5,667 

7,114 

187,315 

Lakehead  Region  Totals .  105,655  160,282  623,017 


Source  —  1961  Census  and  Municipal  Directory  1962 

The  Lakehead  Regional  Council  could  effectively  consist 
of  the  two  Mayors  and  two  Aldermen  from  each  city,  the  seven 
Reeves  of  the  Municipalities  and  Townships,  and  the  Chairman 
of  the  Dorion  Improvement  District. 

A  Lakehead  Regional  Council  could  act  as  a  Municipality 
for  the  purposes  of: 

1.  development,  tourism, 

2.  future  water  supply  and  sewage  system, 

3.  planning,  renewal,  redevelopment  and  housing, 

4.  building  by-laws,  including  air  pollution  by-laws, 

5.  licensing  by-laws,  including  closing  hours, 

6.  social  planning,  including  hospitals,  health  units  and  homes 
for  the  aged, 
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7.  garbage  disposal, 

8.  emergency  measures  organization,  including  police  and  fire 
communications  and  ambulance  planning, 

9.  assessment  and  tax  collections,  but  not  levies, 

10.  regional  public  utilities. 

A  Lakehead  Regional  Council  could  be  made  responsible 
for  the  advisory  co-ordination  of: 

1.  Debenture  issues  (it  is  important  that  the  Lakehead  Munici¬ 
palities  do  not  compete  against  one  another  in  this  market. 

2.  Municipal  and  school  board  purchasing  —  in  order  to  take 
advantage  to  the  maximum  of  local  products  and  economies 
of  scale. 

3.  Winter  works  planning. 

4.  Long  range  advisory  capital  works  programming. 

5.  Inter-area  roads  and  the  expressway. 

6.  Training  of  public  officials,  organization,  and  methods 
studies. 

7.  Conservation  and  ARDA  programmes. 

8.  Co-ordinated  transportation  planning,  programming  and 
policies. 

Of  the  many  programmes  and  policies  which  will  be 
required  to  sustain  and  increase  the  enjoyment  of  present  and 
future  citizens  of  the  Lakehead,  none  is  so  susceptible  to  local 
autonomy  as  the  effective  reorganization  of  the  civic  and  muni¬ 
cipal  systems.  With  a  Lakehead  Regional  Council,  there  is  an 
opportunity  to  develop  the  full  potential  of  existing  cultural, 
social  and  political  parameters  and  the  results  can  be  very 
healthy  for  the  economy  of  the  Region. 

Air: 

The  Air  Hygiene  Committee  of  the  American  Public 
Health  Association  has  defined  air  pollution  as  "the  presence  in 
the  outdoor  atmosphere  of  one  or  more  substances  in  quantities, 
of  characteristics  and  of  durations  which  are  injurious  to  the 
health  of  man,  or  which  interfere  with  his  comfort,  safety  or  with 
the  full  use  and  enjoyment  of  his  property".  Sources  producing 
air  pollution  include  industrial  processes  (special  attention  to 
grain  elevators  at  the  Lakehead),  home  heating  methods,  refuse 
burning  from  static  factors,  and  gas  and  oil  burning  vehicles 
from  mobile  factors.  Under  stable  air  conditions,  effluents  from 
many  sources  which  may  be  individually  harmless  can  mingle 
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and  interact  chemically  to  produce  serious  regional  air  pollution. 

Air  pollution  amelioration  is  an  important  factor  in 
regional  renewal  and  essential  to  the  effective  satisfaction  of  the 
people  of  the  Lakehead's  desire  for  a  better  life.  Fresh  clean  air 
is  a  precious  natural  resource  and  must  be  conserved  and 
managed  with  care.  The  wind  charts  of  the  Lakehead  area 
indicate  an  all-year-round  diffusion  of  direction  and  speed, 
emphasizing  that  air  pollution  does  not  restrict  itself  to  municipal 
boundaries.  The  protection  of  persons  against  the  adverse  results 
of  air  pollution  is  the  responsibility  of  the  area  as  a  whole.  As 
such,  the  only  logical  body  to  establish  and  maintain  an  air 
pollution  by-law  would  be  a  regional  body. 

It  is  recommended  that  the  Councils  and  Health  Units  of 
the  Lakehead  establish  a  "Clean  Air  Commission"  to  be  respon¬ 
sible  for  research,  proposals,  and  the  maintenance  of  a  code 
in  the  Lakehead.  Regional,  civic,  and  Municipal  agencies  includ¬ 
ing  the  meteorologist  and  fire  chiefs  should  be  invited  to  the 
commission,  which  would  also  seek  participation  from  the  citi¬ 
zens  of  the  area,  industrial  groups,  and  Chambers  of  Commerce. 
The  existing  by-laws  in  the  Cities  could  be  reviewed  by  the 
"Clean  Air  Commission"  whose  role  could  be: 

(a)  The  carrying  out  of  a  general  investigation,  analysis  and 
interpretation  of  the  air  pollution  problem  in  the  region. 

(b)  Securing  long  range  planning  for  the  study,  prevention 
and  control  of  air  pollution  . 

(d)  The  carrying  out  of  special  studies  into  factors  effecting 
air  pollution  —  for  example,  residential  incineration. 

(e)  The  developing  of  plans  to  cope  with  the  emergencies  and 
disasters  which  may  occur  against  the  establishment  of 
safe,  ambient  air  quality. 

(f)  Providing  technical  and  service  training  to  the  staff  of  its 
control  agency. 

(g)  To  establish  a  by-law  for  the  Region  of  the  Lakehead  which 
would  eventually  stop  serious  air  pollution. 

The  costs  of  polluted  air  include  extra  maintenance  of 
buildings,  increased  clothes  and  fabric  cleaning  costs,  air  con¬ 
ditioning  and  intake  air  cleaning  in  factories,  offices  and  hospi¬ 
tals,  damage  to  machinery,  damage  to  crops  and  livestock  as 
well  as  the  ever  present  hazard  to  human  life  and  happiness. 

The  public  interest  in  clean  air  is  growing  rapidly  and 
should  receive  regional  recognition  and  action  as  a  major  factor 


in  the  infrastructure  of  development  and  community  renewal. 

Since  the  writing  of  this  report,  a  communication  has 
been  received  from  the  Minister  of  Health  outlining  his  Depart¬ 
ment's  new  approach  to  the  problem  cf  Air  Pollution  in  Ontario. 
A  new  Act  has  been  created  and  some  responsibilities  which 
were  formerly  those  of  the  Municipality  have  now  become  Prov¬ 
incial  responsibilities.  However,  the  desirability  of  formng  a 
"Clean  Air  Commission"  has  not  diminished  and  in  fact  is  en¬ 
couraged  by  the  Minister  when  he  says:  "Since  air  pollution  is 
largely  a  regional  or  area  problem,  the  effectiveness  of  the  assis¬ 
tance  which  the  Province  is  providing  would  be  greatly  en¬ 
hanced  if  municipalities  would  give  earnest  consideration  to  the 
feasibility  of  establishing  their  air  pollution  control  programmes 
on  a  wider  geographic  basis  as  provided  for  in  the  Act." 

Water: 

Good  clean  water,  for  both  domestic  and  industrial  as 
well  as  recreational  purposes,  is  a  very  precious  natural  re¬ 
source.  It  must  be  protected  and  its  importance  to  a  compre¬ 
hensive  renewal  programme  is  clearly  evident. 

The  City  of  Port  Arthur  obtains  its  water  from  Lake  Su¬ 
perior  while  the  City  of  Fort  William  obtains  its  water  from  Loch 
Lomond.  Each  city  has  a  sewage  treatment  plant — Fort  William's 
treatment  plant  having  just  recently  been  completed.  There 
are  no  municipal  services  in  the  three  rural  municipalities.  In 
the  Township  of  Neebing,  water  shortage  problems  have  been 
experienced  as  wells,  in  a  number  of  areas,  have  become  dry. 
It  is  expected  that  the  average  cost  of  laying  watermains  in  this 
area  would  not  be  prohibitive  due  to  the  general  flat  grade  of 
the  area,  and  the  fact  that  rock  is  not  frequently  encountered  in 
the  trenching  operations.  In  the  Township  of  McIntyre,  the 
present  water  supply  is  from  wells,  both  drilled  and  dug.  These 
wells  have  only  sufficient  capacity  for  supplying  individual 
homes.  There  are  no  well  records  to  indicate  supplies  that  would 
be  sufficient  for  any  large  built-up  areas.  Recently  many  of  the 
wells  have  gone  dry  and  it  has  been  necessary  to  drill  deeper 
in  search  of  a  better  water  supply.  On  the  whole,  the  results 
have  not  been  too  promising.  In  Paipoonge,  if  private  wells 
become  contaminated  by  drainage  from  septic  tank  systems,  a 
central  sewage  system  should  be  developed.  The  most  econ¬ 
omical  form  of  treatment  would  be  by  means  of  an  oxidation 
lagoon. 


The  existing  situation,  with  regard  to  water  supply  and 
pollution  problems,  in  the  Lakehead  area,  was  studied  by  the 
Ontario  Water  Resources  Commission  and  reports  prepared  in 
April,  1959  and  January,  1960.  Brief  statements  from  these  reports 
are  included  here  to  re-emphasize  the  problems  and  the 
recommended  solutions. 

The  Ontario  Water  Resources  Commission  (1959  Report): 
"The  survey  indicates  the  need  for  additional  work  in  the  area 
which  will  involve  an  over-all  pollution  survey  of  the  water 
courses  and  Thunder  Bay  including  more  detailed  studies  of 
the  best  alternative  source  of  water  supply  for  Fort  William.  It 
is  noted  that  the  waste  from  the  four  pulp  and  paper  mills  in 
the  area  has  an  oxygen  demand  eauivalent  to  the  sewage  from 
a  population  of  1 ,236,000  persons.  This  is  based  on  the  five-day 
biochemical  oxygen  demand  of  the  waste.  On  the  basis  of  the 
limited  well  records  that  are  available  and  the  experience  of  the 
local  population,  it  is  felt  that  ground  water  cannot  be  considered 
as  a  suitable  source  of  supply  for  any  concentrated  development 
in  the  area.  This  source  can  only  be  considered  satisfactory  for 
isolated  homes.  The  other  watercourses  in  the  area  do  not  have 
sufficient  year-round  flow  for  their  development  as  a  municipal 
supply.  For  this  same  reason,  they  cannot  be  considered  as 
effective  for  receiving  sewage  treatment  plant  affluents  with¬ 
out  a  high  degree  of  treatment.  The  high  cost  of  servicing,  with 
water  and  sewers,  in  some  of  the  residential  developments  in 
McIntyre  points  to  the  need  for  careful  future  planning.  The 
estimated  average  cost  per  foot  for  installing  six-inch  water 
mains  in  this  township  is  two  to  three  times  that  in  most 
other  areas.  It  is  expected  that  in  the  future  much  industrial 
development  will  occur  along  the  waterfront.  With  a  view  to 
economical  water  and  sewage  services  it  is  especially  important 
that  all  large  water  users  be  located  in  this  area.  In  summary, 
for  the  Port  Arthur  and  Fort  William  area,  water  is  not  a  guestion 
of  supply  but  rather  of  the  location  of  heavy  water  consumers 
and  maintaining  the  auality  of  the  source." 

General  Recommendations: 

1.  Consideration  should  be  given  to  the  integration  of  water 
and  sewer  systems  in  Port  Arthur,  Fort  William,  and  the 
Townships  of  Neebing  and  Mclntvre.  The  implementation  of 
this  plan  might  be  considered  in  stages.  The  initial  stage 
would  be  the  integration  of  these  systems  for  Port  Arthur  and 
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the  Township  of  McIntyre  on  one  hand,  and  Fort  William, 
the  Township  of  Neebing,  and  the  Township  of  McIntyre  on 
the  other  hand. 

2.  Where  feasible,  consideration  should  be  given  to  joint  sewage 
treatment  facilities  for  these  municipalities. 

3.  Industries  which  are  large  water  consumers  should,  to  advan¬ 
tage,  continue  to  be  located  near  the  waterfront. 

The  Ontario  Water  Resources  Commission  (1960  Report) 
discussed  water  pollution  in  the  Lakehead  area.  The  report 
indicated  that  all  of  the  rivers  and  streams  within  the  two  Cities' 
boundaries  were  found  to  be  polluted  to  some  extent  —  except 
Current  River.  "The  worst  conditions  exist  along  the  lakefront 
and  in  the  Kaministikwia  and  Neebing  Rivers  as  they  pass 
through  Fort  William  and  Port  Arthur.  The  watercourses  in  Neeb¬ 
ing  and  Shuniah  in  general  are  of  good  auality.  This  can  be  at¬ 
tributed  in  part  to  the  lack  of  extensive  industrial  and  residential 
development."  ....  "The  condition  of  the  watercourses  in  Neeb¬ 
ing  and  Shuniah  will  deteriorate  with  future  industrial  and 
residential  development  unless  an  adequate  sewerage  plan  is 
adopted.  For  the  most  efficient  and  economical  servicing  of  the 
area  all  new  sewer  and  sewage  treatment  plans  should  be 
based  on  an  overall  scheme  for  the  four  municipalities  of  Fort 
William,  Port  Arthur,  Neebing  and  Shuniah." 

At  the  present  time  there  is  no  acceptable  economical 
method  of  reducing  the  high  B.O.D.  content  of  the  pulp  and  paper 
mill  waste.  This  problem  should  receive  top  priority  by  the 
recently  formed  pollution  abatement  committee  of  the  area  mills." 

It  would  appear  obvious  that  these  complex  and  technical 
problems  cannot  be  effectively  answered  except  by  an  inte¬ 
grated  and  co-ordinated  program  which  is  regional  in  scope 
and  responsibility.  It  is  recommended  that  an  intensive  regional 
study  of  future  sewaae  systems  and  water  supplies  be  under¬ 
taken  and  that  the  Federal  and  Provincial  aqencies  be  ap¬ 
proached  for  technical  and  financial  assistance.  Future  develop¬ 
ment  in  the  Lakehead  area,  in  terms  of  location  and  density  fac¬ 
tory  will  depend  upon  the  results  of  this  study.  The  many  factors 
o  be  taken  into  consideration  include  the  collation  of  existinq 
ground  water  levels;  the  determination  of  around  water  levels; 
the  costs/benefits  of  low  density  residential  development  as  op- 
posed  to  serviced  development;  the  amelioration  of  industrial 
and  domestic  wastes;  soil  and  subsoil  characteristics;  standards 
ot  acceptance  and  by-laws;  separate  and  joint  municipal  sys- 
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terns;  oxidation  lagoons,  etc.  The  study  could  save  hundreds  of 
thousands  of  dollars  in  the  coming  two  decades  and  allow  re¬ 
gional  energies  and  talents,  the  opportunity  to  co-ordinate  pro¬ 
grammes  and  policies  to  produce  an  effective  water  infra¬ 
structure  for  community  development. 

Soil: 


The  people  of  the  Lakehead  area,  whether  they  are  city 
dwellers,  suburbanites,  agriculturalists,  or  exurbanites,  share 
the  land  and  are  responsible  for  its  maintenance  and  renewal. 
In  this  regard,  decisions  must  be  made  on  the  suitability  of  vari¬ 
ous  areas  for  the  many  potential  uses  and  for  the  renewal  of 
land  areas  which  have  been  misused.  The  Lakehead  area  enjoys 
an  overabundance  of  unused  land  but  at  the  same  time  faces 
problems,  not  of  space,  but  of  resolving  the  conflicts  which 
arise  between  competing  uses  in  the  urban  and  suburban  areas. 
In  addition,  the  inner  area  of  the  Lakehead  watershed  contains 
about  700,000  acres  of  privately  owned,  reasonably  productive 
land,  which  is  most  accessible  to  the  urban  areas.  Yet  about 
600,000  acres  are  not  now  used  for  any  real  purpose.  The  failure 
to  use  this  land  represents  a  major  regional  waste. 

The  community  of  the  future  will  need  to  be  based  upon 
knowledge  of  the  location,  extent  and  quality  of  the  soils,  includ¬ 
ing  freedom  from  overflow,  dryness,  bearing  strength,  permea¬ 
bility  and  depth.  To  accomplish  this  end,  soil  maps  will  be  re¬ 
quired  for  efficient  physical  planning.  With  a  uniform  system  of 
soil  classification  and  with  the  experience  of  other  areas  in  the 
interpretation  of  the  soils,  accurate  predictions  can  be  made  for 
optimum  land  use.  The  positions  and  depths  of  peat  bogs  and 
muskeg  need  to  be  known  to  allow  engineers  to  plan  for  ef¬ 
ficient  and  economical  roads,  sewers,  and  water  services.  The 
depth  of  the  soil  is  important  to  homeowners  who  will  be  unable 
to  provide  beautiful  shade  trees  unless  the  soil  is  of  sufficient 
quality  and  depth.  A  soil  map  can  greatly  assist  in  the  wisest 
choice  of  land  to  provide  sites  for  residential  development, 
spools,  tile  fields,  commercial  and  industrial  activity,  parks, 
wild-lite  sanctuaries,  nursery  gardens  and  agricultural  areas, 
service  lines  and  drainage  schemes.  Crop  yields  can  be  pre- 
dicted  and  farm  organization  optimized.  The  cost  of  the  soil  map 
situchion1101^6  covere<^  ky  greater  economy  in  design  and 


head 


Therefore,  it  is  recommended  that  a  soil  map  of  the  Lake- 
area  be  prepared  —  under  the  auspices  of  the  Lake- 


head  Region  Conservation  Authority  —  as  a  major  tool  in  the 
renewal  of  the  rural  areas.  The  advantages  to  both  rural  Town¬ 
ships  and  Cities  are  clear.  For  the  Townships,  large  areas  which 
are  now  reverting  to  the  Townships  for  tax  arrears  and  becom¬ 
ing  unproductive,  may  be  restored  to  useful  purposes  and  taxa¬ 
ble  revenue,  through  conservation  programmes.  For  the  Cities, 
decaying  Township  lands  can  be  replaced  by  beautiful  areas 
of  forest  with  a  high  potential  economic  use,  and  new  areas  of 
development  may  be  arranged  in  an  efficient  and  economic 
manner  with  optimum  regard  for  areas  of  high  amenity  and 
landscape  beauty. 

Amenity— Parks  and  Landscape  Renewal: 

The  study  of  soils  will  be  of  great  advantage  in  provid¬ 
ing  the  amenity  and  landscape  infrastructure  which  is  of  vital 
importance  to  a  renewal  programme  and  the  enjoyment  of  the 
Lakehead  area  by  its  citizens.  In  order  to  keep  pace  with  the 
times,  the  parks  must  have  the  area's  deepest  intellectual  and 
technical  effort.  There  is  a  tremendous  need  to  reassess  the  rele¬ 
vance  of  past  work  in  order  to  come  to  terms  with  the  parks  in 
a  manner  oriented  to  the  social  process.  Society  is  becoming 
devoted  to  leisure  and  at  the  same  time,  urban  centred  with  its 
increasingly  artificial  and  automatic  living.  In  this  situation, 
the  areas  will  require  new  processes  of  organization,  of  analysis, 
and  of  synthesis,  as  well  as  new  styles  of  thought. 

In  city  areas,  the  best  parks  are  too  often  situated  in  areas 
of  high  physical  amenity  such  as  high  cost  residential  develop¬ 
ment.  This  practise  is  no  longer  adequate.  Parks  must  be  devel¬ 
oped  in  the  older,  more  crowded  areas  to  provide  both  islands 
of  peace  and  tranquility  and  active  recreation  areas  —  at  the 
same  time  relieving  density  and  adding  impetus  to  urban  renew¬ 
al  programmes.  New  development  may  move  to  ugly  towns  but 
is  often  influenced  to  move  to  those  where  the  entrepreneur  can 
see  good  parks  and  recreation  spaces  for  his  staff  to  enjoy.  One 
of  the  most  valuable  industries,  tourism,  depends  so  much  on 
the  upgrading  of  landscaping  facilities,  and  every  dollar  spent 
on  attracting  tourists  by  the  establishment  of  new  parks  and 
related  activities,  is  a  dollar  spent  for  the  residents  in  the 
neighbourhood  of  the  facilities  as  well. 

In  the  future,  for  much  of  Canada,  little  urban  develop¬ 
ment  can  be  expected.  Such  a  situation  will  occur  in  a  major 
portion  of  Northwestern  Ontario.  In  this  regard,  a  parks  concept 


should  be  applied  to  a  large  portion  of  the  Lakehead  area  and 
its  surrounds.  Regional  parks  must  be  brought  to  fit  into  and 
around  the  cities.  There  must  be  a  complete  co-ordination  of 
aims  between  the  parks,  lands  and  forests,  conservation,  and 
the  agricultural  agencies  to  give  control  over  all  land  within 
at  least  40  miles  of  the  Lakehead.  The  Canadian  Council  of 
Urban  and  Regional  Research  is  perhaps  the  group  to  help  in 
this  aim  and  should  be  approached  for  advice  and  help  towards 
a  regional  parks  plan.  In  support  of  this  philosophy  and  the 
desirable  merit  of  regional  parks  as  a  land  use,  the  Federal 
government  has  recently  proclaimed  itself  to  be  dedicated  to 
the  preservation  of  Canada's  national  parks  as  unspoiled  sanc¬ 
tuaries  of  nature  where  people  can  relax  and  enjoy  them¬ 
selves  amid  a  natural  environment. 

The  standards  for  Lakehead  area  parks  can  be  estab¬ 
lished  on  a  feasibility  and  desirability  ratio 

1.  A  small  neighbourhood  park  (eg.  Heath  Park,  Fort  William) 
situated  within  six  blocks  of  everyone  living  in  the  urban 
area. 

2.  A  major  multi-use  park  and  recreation  area  situated  within 
a  mile  of  all  urban  residents  and  preferably  related  to  school 
and  community  facilities  on  main  transit  routes. 

3.  A  skeleton  of  parks  and  amenity  should  be  established  along 
the  proposed  expressway  and  rivers  through  co-ordination 
of  expressway,  parks  and  conservation  authorities.  The  land¬ 
scaped  buffer  zones  along  the  expressway  can  be  linked 
with  the  river  construction  areas  —  thus  extending  the  land 
scaping  from  the  expressway  along  the  Kaministikwia,  Neeb- 
ing,  McIntyre,  McVicar  and  Current  Rivers  to  create  the 
skeleton  of  landscape  proposals.  The  individual  Parks  Board 
may  then  relate  their  more  intensive  parks  to  the  main 
skeleton  and  in  so  doing  produce  communities  in  which  land¬ 
scape  and  amenity  have  an  important  visual  role 

4.  The  external  and  rural  creeks  and  rivers  can  be  treated  by 
the  Conservation  Authority  to  create  beautiful  walking  and 
driving  areas. 

If,  in  addition,  advantage  is  taken  of  the  potential  for 
major  regional  parks  as  described  in  Part  3-2,  it  is  possible  to 
create  a  beautiful  regional  renewal  programme  which  is  such 
an  essential  factor  in  the  infrastructure  for  development. 
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A  most  effective  design  and  co-ordination  system  was 
recently  developed  in  Port  Arthur.  This  Committee  known  as 
the  Port  Arthur  School,  Parks  and  Recreation  Committee  has  in 
its  membership  representatives  of  the  Parks  Board,  Recreation 
Committee,  both  Boards  of  Education,  Planning  Boards,  Property 
Committee,  and  the  Public  Utilities.  The  Committee's  first  under¬ 
taking  was  in  the  Clarkson  Street  Schools  area  and  is  proving 
very  effective.  One  of  the  fringe  benefits  of  the  Clarkson  Street 
project  has  been  to  draw  the  different  specialists  toqether,  a 
little  more  closely,  for  effective  co-ordination  of  ideas.  This  form 
of  committee  is  strongly  recommended  as  an  ideal  agency  to 
form  for  all  major  urban  park,  and  facility  planning  development. 
Another  important  example  of  citizen  willingness  to  help  in  the 
development  of  the  aesthetic  renewal  of  the  Lakehead  area  is 
indicated  by  the  recent  establishment  of  the  Citizens'  Committee 
for  a  Lakehead  Arboretum  A  ten  man  pro  tern  committee  has 
formulated  a  six  point  programme  for  action  (copies  of  this  pro¬ 
gramme  are  available  at  the  Lakehead  Planning  Bocn-d  Offices) 
This  type  of  endeavour  is  also  worthy  of  encouragement. 

Assuming  all  things  being  equal,  the  most  significant 
factor  in  neighbourhood  rehabilitation  and  conservation,  in 
terms  of  the  maintenance  of  household  satisfaction  and  invest¬ 
ment  values,  is  the  visual  treatment  of  streets,  roads,  lanes  and 
vacant  lots.  It  is  recommended  that  a  tree  by-law  be  established 
by  the  Municipalities  to  control  urban  tree  cutting  and  to  offer 
encouragement  to  the  planting  of  boulevard  and  gcnden  trees. 
The  by-law  can  be  related  to  the  relevant  Noxious  Weeds  Act 
and  should  insist  upon  a  landscape  value  for  vacant  lots.  The 
establishment  of  neighbourhood  committees  for  self-help  im¬ 
provements  would  be  of  great  value  in  obtaining  citizen  partici¬ 
pation  in  the  improvement  of  block  appearances  and  the  uplift¬ 
ing  of  back  lanes,  in  visual  and  amenity  terms. 

Besides  parks  and  landscaping,  there  are  other  desirable 
measures  to  be  considered.  The  qrowing  size  and  taste  of  the 
Lakehead  communities  are  developing  a  demand  for  the  placing 
underground  of  all  electrical  wires.  When  the  demand  agrees 
to  bear  the  cost  directly,  the  inevitability  of  the  process  will  be  im¬ 
minent.  In  Saskatoon,  electric  and  telephone  utilities  can  be  put 
underground  at  $140  per  lot  (which  includes  street  lighting)  and 
the  system  is  installed  jointly  by  the  telephone  and  electrical  utili¬ 
ty  commissions  on  a  cost  sharing  basis.  It  is  not  thought  that  the 
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high  cost  was  warranted  by  improvements  in  the  service,  or  in  an 
ultimate  cost  saving  but  simply  as  an  improvement  to  the  street 
scene.  There  is  no  doubt  that  the  urban  "wirescape"  is  ugly  and 
the  two  Cities,  in  particular,  are  urged  to  consider  the  visual 
advantages  of  placing  these  wires  underground  —  even,  if 
only  in  selected  areas  such  as  the  Downtown  Districts  and 
Memorial  Avenue. 

The  amenity  of  the  Lakehead  area  is  greatly  enhanced 
by  its  natural  and  picturesque  situation.  Fine  vistas  are  apparent 
in  all  directions  —  Thunder  Bay  with  its  shipping  life  and  its 
many  islands,  the  Sleeping  Giant  rock  formation,  Mount  McKay 
and  the  Nor'Westers,  and  the  grain  elevators  to  mention  just 
a  few.  These  are  stirring  sights  and  every  effort  must  be  made 
to  insure  that  these  views  are  protected,  and  evident  with  normal 
passage  through  the  community.  The  elevators  which  are  a 
symbol  of  the  Lakehead  area  and  one  of  the  influences  which 
have  made  the  two  Cities  unique  communities  are  known  across 
the  country.  It  is  recommended  that  consideration  be  given  tc 
the  possibility  of  flood  lighting  these  structures  at  night  —  creat¬ 
ing  a  "necklace"  of  light  around  the  harbor,  a  reminder  of  the 
Lakehead's  heritage  and  an  unforgetable  siqht  for  the  area's 
tourist  visitors. 

In  summation,  it  is  recommended  that  the  Lakehead 
Renewal  Authority  seek  local,  Provincial  and  Federal  aid  in 
order  to  prepare  advisory  assistance  on  the  demonstration, 
design,  execution  and  organization  of  regional  improvement 
for  aesthetic  values. 

Assisted  Housing: 

Public  housing  and  other  forms  of  housing  assistance  in 
the  Lakehead  area  are  dependent  upon  both  Federal  and 
Provincial  policies  for  their  local  implementation.  In  this  regard, 
certain  aspects  of  these  policies  have  been  studied  in  the  light 
of  the  Lakehead  area  situation.  Th©  findings  have  indicated 
some  areas  of  concern  and  the  following  points  are  presented 
as  recommendations  to  the  Housing  Authorities  of  the  area  for 
further  study  and  potential  implementation  in  order  to  evolve 
a  broader  housing  assistance  programme. 

1 .  The  purpose  of  establishing  subsidized  rental  housing 
is  to  provide  a  better  standard  of  accommodation  for  lower  in¬ 
come  families.  It  was  conceived  as  a  temporary  stop  gap  measure 


until  the  tenant's  income  rose  to  a  level  where  he  could  move 
into  the  private  housing  market.  In  the  Lakehead,  this  has  not 
occurred  and  the  tenants  appear  to  be  the  permanent  occupants 
of  the  projects.  It  is  recommended  that  future  policies  must  be 
reorganized  to  provide  for  long  term  occupancy  in  public  housing 
projects  and  that  the  policies  must  be  directed  to  the  very  poor 
sector  of  the  community  who  will  not  be  able  to  afford  private 
housing  at  the  present  costs  or  standards. 

2.  Present  "demand"  surveys  for  public  housing  projects 
do  not  appear  to  be  reaching  their  market  or  determining  the 
actual  need.  In  addition,  public  housing  is  not  available  to  at 
least  15%  of  the  population  in  the  Lakehead  area,  since  a  "de¬ 
mand"  survey  cannot  be  undertaken  in  an  area  which  does 
not  have  a  piped  water  and  sewer  system.  The  regional  con¬ 
notation  of  this  fact  gives  cause  for  grave  concern.  Public 
housing  can  only  be  organized  to  satisfactory  social  and  eco¬ 
nomic  goals  provided  the  total  housing  situation  is  considered 
prior  to  initiation. 

3.  While  public  housing  and  assisted  rental  housing 
programmes  are  of  great  value,  the  basis  of  a  complete  housing 
policy  requires  the  satisfaction  of  home  ownership  for  a  larger 
proportion  of  society  than  is  now  possible.  If  private  home 
mortgages  could  be  related  to  income,  there  is  the  potential  for 
increases  in  new  stock  with  consequent  employment  activity. 
The  major  cost  of  home  ownership  relates  to  interest  charges 
and  this  is  a  deterrent  factor.  A  spectrum  of  interest  rates  should 
be  designed  which  would  reflect  the  spectrum  of  incomes  more 
closely.  A  low  down  payment  is  not  considered  dangerous  since 
the  general  attitude  seems  to  be  towards  home  ownership 
satisfaction.  As  a  correlated  argument,  it  can  be  maintained 
that  a  system  of  interest  rates  graduated  to  incomes  below  $5,000 
and  dropping  to  3%  in  respect  of  incomes  of  $2,000,  would  be 
relatively  simple  to  administer,  satisfy  family  ownership  po¬ 
tential  and  produce  economic  as  well  as  social  benefits  to  the 
Lakehead  area. 

4.  The  growth  of  the  individual  family  unit,  from  two 
persons  to  an  average  of  two  persons  with  three  children;  to  the 
equivalent  of  five  adults;  and  through  the  anticipated  marriage 
of  the  children,  back  to  two  persons;  indicates  the  need  for  a 
mobility  of  housing  situation.  There  is  at  present,  an  effective 
premium  against  mobility  of  this  nature  since  the  financing  of 
older  homes  precludes  against  the  sale  to  subsequent  owners. 


A  serious  blight  potential  occurs  through  difficulty  in  the  sale 
of  older  homes  which  may  result  in  vacancies  or  lack  of  care 
The  filtering-down  process  can  be  an  effective  theory,  blight 
potential  can  be  reduced  and  family  needs  in  respect  of  chang¬ 
ing  size,  mobility  and  variety  can  be  satisfied,  only  by  arrang¬ 
ing  for  the  application  of  new  home  financing  methods  to  sub¬ 
sequent  owners. 

5.  The  Sociology  section  of  this  study  indicates  the 
range  of  problems  in  housing  the  increasing  numbers  of  elderly 
people  in  the  Lakehead  area.  The  attitudes  of  the  elderly  can 
be  inferred  from  the  Aging  Questionnaire.  There  are  five 
areas  of  need  and/or  demand  which  appear  from  the  study  and 
from  related  experience  in  North  America: 

(a)  Extra  activities  which  will  enable  the  older  home  owner 
or  tenant  to  remain  independent  or  semi-dependent  as 
long  as  possible  —  including  meals  on  wheels  and  visitor 
services. 

(b)  Special  low  cost  purchase  or  rental  houses  for  the  single 
or  two  person  family  including  limited  dividend  condomin¬ 
ium  apartments. 

(c)  Hostels  for  single  persons  with  special  emphasis  upon  the 
older  single  males  who  are  the  preponderant  group  in  the 
regional  population  that  is  over  50  years  of  age. 

(d)  Hostels  and  homes  for  those  in  need  of  care  and  attention 

(e)  Hospitals  for  the  very  frail  and  chronically  ill. 

At  present  the  hospitals  in  the  Lakehead  area  are  being 
over-strained  through  the  lack  of  sufficient  co-ordinated  ancil¬ 
lary  and  auxiliary  facilities  and  activities  for  the  older  person. 
The  first  area  of  need  is  discussed  in  the  Sociology  section  of 
this  report.  The  second  need  includes  purchase  and  condomin¬ 
ium  housing  for  the  elderly.  Although  attitudes  change  with 
age,  the  elderly  increasingly  seek  independence  which  is  of¬ 
ten  equated  with  ownership.  Many  of  the  elderly  are  in  a  finan¬ 
cial  position  to  purchase  housing  designed  for  their  needs  and 
the  argument  presented  above  in  relation  to  subseauent  owner 
financing  can  apply  equally  to  housing  for  the  aged.  The  location 
of  the  units  can  be  satisfactorily  arranged  to  mix  with  existing 
housing  stock.  It  is  not  recommended  that  large  areas  be  set 
aside  for  elderly  housing.  If  the  locations  can  be  related  to  exist¬ 
ing  social  and  cultural  planning  patterns,  then  it  is  probable 
that  many  independent  years  of  home  ownership  satisfactions 
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can  be  extended  to  a  much  greater  proportion  ot  the  older  age 
group. 

Encouragement  might  also  be  extended  to  drominia  or 
limited  dividend  purchase  of  existing  large  old  homes  which 
are  in  a  satisfactory  state  of  care  or  capable  of  rehabilitation 
for  the  purpose  of  housing  elderly  persons  in  self-contained 
apartments  or  suites  with  common  dining  facilities.  Particular 
attention  could  be  given  to  those  older  homes  which  are  of 
significance  in  the  recent  history  of  the  Lakehead,  as  models  of 
earlier  times  and  as  the  physical  indications  of  the  aspirations 
of  the  area. 

This  type  of  accommodation  would  not  only  fill  an  ef¬ 
fective  gap  in  the  area's  housing  for  the  elderly  but  could  offer 
decent  accommodation  for  the  older  single  male  (ex-bushwork- 
er)  who  at  present  does  not  have  an  effective  public  expression 
of  his  housing  needs.  These  men  are  often  living  in  poor  accom¬ 
modations  and  debilitating  circumstances  as  a  prelude  to  lengthy 
stays  in  hospitals. 

6.  The  Honorable  Robert  W.  MacCauley,  until  his  retire¬ 
ment,  the  Minister  of  Economics  and  Development  proposed  a 
twelve  point  housing  programme  which  was  of  great  interest  to 
all  Authorities  and  Boards  concerned  with  the  expression  of 
housing  need  and  demand.  This  programme  was  presented  in 
a  booklet  entitled  "The  New  Plan  for  Public  Housing  in  Ontario" 
and  contained  the  following  main  objectives: 

(a)  To  continue  the  present  policy  of  low  rental  housing  con¬ 
struction  and  the  assembly  of  land  for  housing; 

(b)  To  lease  existing  dwelling  units  in  established  areas  and 
then  sub-lease  them  to  families  eligible  for  public  housing, 
with  rents  geared  to  income; 

(c)  To  purchase  existing  housing  to  rent  to  low  income  families; 

(d)  To  offer  financial  assistance,  in  the  form  of  guaranteed  loans 
to  individuals  wishing  to  acquire  and  rehabilitate  suitable 
housing  units  in  redevelopment  areas; 

(e)  To  make  available  capital  grants  or  grants-in-aid  to  a  rent 
reduction  fund  to  assist  non-profit  companies,  constructing 
limited  dividend  projects  for  families  of  low  income; 

(f)  To  assist  co-operative  groups  wishing  to  construct  single 
family  dwellings  for  their  own  occupancy, 

(g)  To  create  a  Housing  Advisory  Committee  (recently  imple¬ 
mented); 
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(h)  To  provide  grants  for  the  study  of  housing  and  housing 
problems  and  to  seek  improvements  in  housing  construction 
techniques. 

This  programme  is  slowly  being  implemented  and  it  is 
strongly  recommended  for  organized  regional  discussion. 

7.  Since  many  of  the  housing  problems  of  the  Cities  are 
also  common  to  the  rural  Municipalities,  it  is  recommended  that 
the  establishment  of  a  co-ordinated  Regional  Housing  Authority 
be  studied  by  the  public  and  private  agencies  concerned  in 
housing  programmes. 

8.  A  long  term  project  for  the  relevant  agencies  in 
association  with  the  Lakehead  Social  Planning  Council  would 
be  the  establishment  of  an  information  collection  and  collation 
agency.  This  agency  would  be  instituted  on  an  area  basis  and 
be  required  to  keep  records  of  the  results  of  the  existing  and 
future  housing  programmes  and  policies. 

Enforcement  Codes: 

In  the  Lakehead  area,  the  major  tool  in  physical  renewal 
over  the  next  20  years  must  be  the  establishment  and  enforce¬ 
ment  of  by-laws  designed  to  prevent  the  spread  of  blight.  The 
three  by-laws  most  essential  to  this  task  are  those  concerned 
with  buildings,  maintenance  and  occupancy,  and  zoning.  The 
present  low  incidence  of  actual  blight  in  the  area,  as  compared 
to  other  North  American  cities,  is  fortuitous.  The  early  introduc¬ 
tion  of  a  co-ordinated  regional  enforcement  code  is  recom¬ 
mended  as  an  essential  factor  in  preserving  and  maintaining 
existing  housing  conditions.  It  is  also  the  cheapest  method  of 
stopping  further  blight  and  of  preventing  incipient  blight  from 
developing  into  the  more  serious  forms. 

Building  By-Laws: 

Each  of  the  five  Lakehead  area  municipalities  presently 
has  a  Building  By-law.  However,  these  by-laws  are  unco-ordin¬ 
ated  and  the  resulting  effect  is  to  cause  an  element  of  confusion. 
Economies  of  scale  can  be  obtained  by  the  common  adoption  of 
a  regional  building  code.  It  is  recommended,  therefore,  that  the 
Cities  and  rural  Municipalities  of  the  Lakehead  area  adopt  the 
National  Building  Code.  The  adoption  of  the  National  Bulding 
Code  over  the  whole  of  the  area  will  not  only  result  in  a  safe 
and  satisfactory  standard  for  new  buildings  but  will  make  the 
development  of  the  area  much  more  rational  for  the  developers 


It  is  also  recommended  that  consideration  be  given  to  the 
establishment  of  a  housing  clinic  to  help  home  owners  seek 
methods  for  the  improvement  of  their  properties.  The  housing 
clinic  should  be  staffed  by  professionals  and  technologists  in 
the  fields  of  architecture,  building  and  real  estate.  The  housing 
clinic  would  be  in  a  position  to  offer  guidance  to  groups,  families, 
and  individuals;  to  interpret  relevant  by-laws;  to  prepare  guides 
for  improvements;  and  help  in  obtaining  home  improvement 
loans.  The  housing  clinic  would  thus  complement  the  building 
by-law  agency  by  offering  positive  encouragement  to  improve¬ 
ments. 

Special  attention  should  be  paid  to  the  design  of  facilities, 
in  public  and  private  buildings,  for  the  removal  of  barriers  to 
the  physically  handicapped.  A  supplement  to  the  National  Build¬ 
ing  Code  of  Canada  to  contain  essential  and  desirable  require¬ 
ments  which  should  be  incorporated  in  buildings  to  accommo¬ 
date  the  handicapped,  is  in  the  process  of  preparation.  It  is 
recommended  that  the  Lakehead  Social  Planning  Council,  the 
Lakehead  Renewal  Authority,  the  Civic  Building  and  Planning 
Departments  investigate  the  regional  situation  with  the  view  of 
instituting  necessary  local  measures. 

Maintenance  and  Occupancy  By-Laws: 

For  the  average  family,  the  home  is  the  biggest  single 
investment  and  has  lifetime  implications  of  satisfaction  and  dis¬ 
satisfaction.  For  the  community,  good  quality  home  ownership 
is  a  most  valuable  asset  in  the  production  of  revenue  and  the 
appearance  of  the  city.  The  vital  importance  of  housing  to  the 
family  and  to  the  Lakehead  area  demands  the  introduction  of 
standards  for  maintenance  and  occupancy  to  halt  the  spread 
of  blight  and  deterioration. 

The  Department  of  Municipal  Affairs  has  recently  amend¬ 
ed  The  Planning  Act  to  provide  permissive  legislation  with 
regard  to  minimum  standards  of  maintenance  and  occupancy 
of  dwellings.  "Section  30a  is  a  new  provision  authorizing  the 
councils  of  local  municipalities  to  pass  by-laws  for  prescribing 
standards  for  the  maintenance  and  occupancy  of  residential 
property,  for  prohibiting  the  use  of  such  property  that  does  not 
conform  to  the  standards,  and  for  requiring  residential  property 
below  the  standards  prescribed  to  be  repaired  and  maintained  in 
conformity  with  the  standards  or,  alternatively,  to  be  cleared 
of  all  buildings  or  structures.  This  authority  is  available  only 
where  there  is  in  effect  in  the  municipality  an  official  plan  that 


includes  provisions  relating  to  housing  conditions.  This  amend¬ 
ment  has  been  in  force  since  May  8,  1964. 

This  new  provision  requires  notice  of  tire  by-law  to  be 
sent  to  all  property  owners  affected  and  approval  of  the  by-law 
by  the  Municipal  Board.  There  is  provision  for  appeal  to  the 
Municipal  Board  and  for  the  establishment  of  "housing  standards 
committees"  with  authority  for  granting  extensions  of  the  time 
for  making  repairs  to  dwellings  to  bring  them  up  to  the  standards 
prescribed  in  the  by-law." 

It  is  recommended  that  the  Cities  and  Municipalities  of 
the  Lakehead  area  study  this  amendment  to  the  Planning  Act 
and  take  steps  to  implement  a  Maintenance  and  Occupancy 
By-law.  Care  must  be  taken  in  formulating  the  by-law  and  strong 
consideration  be  given  to  the  ability  and  methods  to  be  under¬ 
taken  to  enforce  it.  Such  a  by-law  will  be  of  prime  importance  to 
the  three  rural  municipalities  and  will  enable  the  control  or  re¬ 
moval  of  small,  badly  maintained  buildings. 

The  introduction  of  a  housing  Maintenance  and  Occu¬ 
pancy  By-law,  together  with  the  National  Building  Code  for 
new  buildings  should  provide  a  most  valuable  tool  for  the 
prevention  of  the  spread  of  blight  and  help  eradicate  the  use 
of  very  substandard  accommodation  in  the  Lakehead  area 
municipalities.  However,  imposition  of  effective  standards  and 
controls  in  the  inner  areas  of  the  Region  will  create  the  need  to 
establish  similar  controls  in  the  outlying  Townships  in  order  to 
avoid  the  movement  outwards  of  substandard  buildings.  This 
has  been  a  significant  factor  in  rural  bliqht  and  the  municipal 
costs  of  absorbing  low  assessment  dwellings  can  be  very  diffi¬ 
cult  and  a  hazard  to  the  Townshios'  internal  economy.  It  is 
recommended  that  the  Renewal  Authority  and  Planning  Boards 
of  the  Lakehead  Planning  Area  offer  assistance  to  the  Townships 
of  Conmee,  Gillies,  O'Connor  and  the  Improvement  District  of 
Dorion  so  that  they  may  introduce  the  necessary  protective 
legislation  before  the  situation  can  become  serious. 

There  appears  to  be  a  widely  held  misunderstanding  of 
the  relationship  between  structural  improvements  and  taxation 
increases.  The  City  of  Toronto  has  published  a  pamphlet  for  the 
information  of  property  owners  which  shows  that  good  main¬ 
tenance  does  not  raise  taxes.  The  pamphlet  states:  "A  home  is 
a  big  investment  whether  you  live  in  it  yourself  or  are  a  land¬ 
lord.  Protect  your  investment.  Be  proud  of  your  property  and 
proud  of  your  city." 


"Good  maintenance  only  sustains  the  assessed  value  — 
it  does  not  raise  it!  These  repairs  and  improvements  can  be 
made  without  increasing  taxes  if  they  are  not  part  of  complete 
modernization:  landscaping  —  repairs  to  fences  and  hedges, 
lawn  sprinkling  system,  repair  and  replacement  of  sidewalks 
and  drives,  outdoor  lights;  interior  —  additional  electrical  cir¬ 
cuits,  additional  electrical  outlets,  complete  rewiring,  repairs  to 
plaster,  redecorating  and  painting,  additional  closets,  removal 
of  partitions  to  enlarge  rooms,  removal  of  ’’dated"  woodwork, 
replacement  of  doors,  replacement  of  oil  or  gas  burner  in  exist¬ 
ing  furnace,  repair  and  replacement  of  plumbing  fixtures;  ex¬ 
terior  —  painting,  removal  of  dilapidated  shed  and/or  garage, 
removal  of  unused  porch,  removal  of  ’’dated"  exterior  trim,  re¬ 
painting,  repairing  or  replacement  of  existing  masonry,  repair 
or  replacement  of  roof,  addition  or  replacement  of  eavestrouqh- 
ing  and  downspouts,  replacement  of  doors  and  windows,  addi¬ 
tion  of  storm  doors  and  weather-stripping,  addition  of  awnings." 

It  is  recommended  that  a  similar  publication  be  prepared 
for  the  Lakehead  as  an  encouragement  device  to  owners  who 
may  wish  to  improve  their  properties. 

Zoning  By-Laws: 

A  zoning  by-law  gives  both  direction  and  scope  to  new 
development  while  indicating  the  manner  in  which  an  area  will 
develop.  In  addition,  a  zoning  by-law  should  offer  effective 
protection  to  existing  sound  development  in  order  to  discourage 
potential  deteriorating  elements.  Each  of  the  five  Municipalities 
in  the  Lakehead  area  has  a  zoning  by-law  in  effect  or  in  process 
of  approval  and  with  continuing  restudy,  these  documents  are 
proving  to  be  extremely  advantageous  to  the  sound  develop¬ 
ment  of  the  area  as  a  whole. 

Downtown  Renewal: 

Programmes  concerned  with  improved  traffic  flow,  park¬ 
ing  problems,  and  zoning  will  greatly  add  to  the  efficiency  of  the 
downtown  areas.  However,  it  is  only  through  renewal,  brought 
about  by  private  enterprise,  that  these  areas  can  really  acquire 
new  life  and  subsequently,  a  greater  economic  stability. 

It  is  recommended  that  organizations  with  formats  similar 
to  that  as  outlined  for  the  Norwich  Plan  be  set  up  and  that  the 
aims  should  be: 

1  The  encouragement  of  high  auality  architecture  and  plan¬ 
ning. 
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2.  The  preservation  of  buildings  of  artistic  distinction  or  historical 
interest. 

3.  The  elimination  and  prevention  of  ugliness,  whether  from 
bad  design  or  neglect. 

4.  The  stimulation  of  public  interest  and  an  increased  sense  of 
pride. 

The  model  developed  in  Norwich,  England,  under  the 
supervision  of  a  committee  of  architects,  achieved  outstanding 
success  in  revitalizing  Magdalen  Street  a  main  business  artery. 
Working  in  close  conjunction  with  local  merchants,  the  local 
Council,  service  clubs,  the  Board  of  Trade,  and  other  interested 
groups,  the  designers  drew  up  and  executed  a  carefully  con¬ 
ceived  programme  for  the  complete  renewal  of  the  appearance  of 
all  shops,  offices,  and  other  buildings  on  Magdalen  Street.  New 
life  was  also  given  to  street  furniture  and  signs.  The  result  was 
startling  —  the  street  became  a  pleasure  to  the  eye;  the  mer¬ 
chants  found  that  their  collective  business  increased  by  more 
than  20%;  and  property  values  were  increased  materially. 

For  such  a  project  to  succeed  it  must  have  the  unanimous 
support  of  the  merchants  and  property  owners  as  well  as  the 
blessing  and  co-operation  of  the  local  Council.  The  Ontario 
Association  of  Architects  has  drawn  up  a  master  organization 
plan  and  operating  schedule  for  the  guidance  of  communities 
wishing  to  initiate  a  visual  renewal  program.  It  can  be  used  as 
a  framework,  to  be  adapted  to  local  circumstances. 

It  is  recommended  that  the  following  steps  be  under¬ 
taken: 

1.  The  initiating  qroup,  a  number  of  concerned  merchants, 
should  secure  the  support  of  the  Chambers  of  Commerce, 
Merchants  Associations,  and  Development  Associations. 

2.  The  aqencies  should  then  sponsor  meetings  to  which  are  in¬ 
vited  the  local  Council,  service  clubs,  church  groups  and 
other  community  organizations,  downtown  merchants  and 
owners  of  downtown  properties.  At  this  meeting  a  colour  film 
on  the  Norwich  project  could  be  shown  and  a  talk  on  down¬ 
town  renewal  be  given  by  the  renewal  planner  and  a  member 
of  the  Ontario  Architectural  Association. 

3.  This,  if  successful,  would  be  followed  by  the  formation  of  the 
Project  Steering  Committee.  The  purpose  of  this  Committee 
is  to  get  the  project  underway  and  to  give  it  direction.  Its 
members  should  be  representative  of  the  following  groups: 


Chamber  of  Commerce,  local  Council,  Service  Clubs,  Down¬ 
town  Merchants  Association,  property  owners  in  the  area, 
Architects,  public  officials,  and  the  Urban  Renewal  and  Plan¬ 
ning  Boards. 

4.  Within  the  Project  Steering  Committee,  a  finance  committee 
should  be  set  up.  It  is  best  composed  of  merchants  and  affect¬ 
ed  property  owners,  as  it  is  amongst  them  that  the  fund  raising 
will  be  most  effectively  conducted.  It  is  the  function  of  this 
Committee  to  raise  the  money  required  to  complete  the 
project. 

5.  The  Project  Steering  Committee  should  appoint  an  architect 
who  will  act  as  Project  Director  and  report  directly  to  the 
Chairman  on  his  progress.  His  duties  will  be  to: 

(a)  Conduct  a  detailed  survey  of  the  area  in  question. 

(b)  Decide  as  to  how  buildings  are  to  be  renewed  and  re¬ 
vitalized. 

(c)  Prepare  drawings  for  a  master  architectural  plan  —  these 
drawings  to  be  approved  by  the  Project  Steering  Com¬ 
mittee. 

(d)  Ensure  that  this  plan  once  it  is  accepted  is  followed 
in  all  respects. 

In  order  to  insure  the  success  of  a  visual  rehabilitation 
programme  it  must  be  supported  by  all  the  merchants  and 
affected  property  owners.  Hence,  it  is  recommended  that  the 
actual  physical  work  of  the  programme  should  not  be  undertaken 
until  every  merchant  and  affected  property  owner  has: 

(a)  Agreed  to  the  overall  plan  as  conceived  by  the  co-ordina¬ 
ting  architect. 

(b)  Contributed  his  agreed  share  of  the  total  cost.  The  con¬ 
tribution  of  each  merchant  will  be  determined  by  the  Fin¬ 
ance  Committee  in  consultation  with  the  co-ordinating 
Architect  on  a  frontage  or  benefit  cost  assessment  ratio. 
The  project  should  be  widely  publicized  from  its  concep¬ 
tion  through  the  media  of  the  press,  radio,  and  television.  With 
a  strong  public  backing,  the  merchants  may  be  more  easily 
persuaded  to  enter  into  the  project. 

The  experience  of  Norwich  and  other  cities  and  towns  in 
Canada  and  England  has  proved  conclusively  that  if  a  down¬ 
town  project  is  organized  more  or  less  in  accordance  with  this 
outline  a  complete  revitalization  of  the  community's  business 
centre  can  be  realized. 


4-3  RENEWAL  PROGRAMMES 
OF  A  LOCAL  NATURE: 

In  the  previous  section,  renewal  programmes  have  been 
suggested  which  are  applicable  and  directed  to  all  five  of  the 
participating  Municipalities.  They  are  expressions  of  the  area  of 
regional  renewal  concern.  In  this  section,  renewal  programmes 
are  suggested  which  are  more  local  in  nature  and  involve  one 
municipality  only.  The  suggestions  are  necessarily  very  broad 
and  will  require  development  by  the  various  municipal  offices. 
In  this  light,  the  following  recommendations  are  respectively 
submitted  for  consideration  by  the  individual  Councils  con¬ 
cerned. 

FORT  WILLIAM: 

As  an  overall  programme,  and  one  which  encompasses 
parts  of  all  Planning  Areas,  it  is  recommended  that  the  City  of 
Fort  William  continue  to  concentrate  its  renewal  and  capitaliza¬ 
tion  programmes  on  the  installation  and  maintenance  of  mu¬ 
nicipal  services.  To  date,  a  great  number  of  commendable  pro¬ 
jects  such  as  the  Sewage  Treatment  Plant  have  been  com¬ 
pleted  and  others  are  in  the  process  of  completion.  However,  the 
importance  of  the  continuing  aspects  of  these  forms  of  renewal 
must  be  stressed  and  their  implementation  is  essential  towards 
the  future  well  being  of  the  city.  The  programmes  of  major  con¬ 
cern  are: 

(a)  curbing  and  paving  of  streets, 

(b)  sanitary  sewer  system, 

(c)  storm  sewer  system, 

(d)  planting  of  trees  on  boulevards 

With  regard  to  (a),  it  is  noted  that  approximately  45%  of 
all  existing  streets  are  paved.  Efforts  must  be  made  to  increase 
this  proportion  and  in  so  doina,  it  is  recommended  that  considera¬ 
tion  be  given  to  a  standardization  of  street  widths  based  on 
expected  traffic  patterns.  In  residential  areas  particularly,  it  is 
felt  that  some  streets  are  much  wider  than  necessary  resultina 
in  a  somewhat  bleak  appearance:  a  loss  of  neighbourhood 
intimacy;  and  a  corresponding  reduction  in  the  amount  of  space 
remaining  for  front  lawns  and  tree  planting  areas. 

The  accompanying  map  indicates  the  recommended  type 
of  renewal  programme  to  be  undertaken  in  each  of  the  Planning 
Areas. 
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Redevelopment  Renewal  Areas: 

Several  areas  in  the  City  are  recommended  for  designa¬ 
tion  in  the  Official  Plan  as  Redevelopment  Areas.  The  first  two 
are  considered  in  greater  detail  in  this  report  since  they  are 
larger  in  scale  and  thought  to  be  of  top  priority. 

1  Planning  Area  1  —  This  is  an  area  of  environmental 
blight  with  a  substantial  proportion  of  substandard  and  blighted 
housing.  It  is  not  felt  that  this  area  can  be  effectively  improved 
by  private  renewal  alone.  Because  this  area  now  contains  ap¬ 
proximately  700  dwelling  units,  it  is  recommended  that  it  be 
redeveloped  and  expanded  as  a  residential  community.  It  is, 
therefore,  recommended  that  the  City  of  Fort  William  consider 
entering  into  an  agreement  with  the  Federal  and  Provincial 
Governments  to  prepare  an  Urban  Renewal  Scheme  for  this 
area  and  that  in  the  preparation  of  this  scheme,  the  following 
points  be  considered: 

(a)  clearer  definition  of  the  ultimate  size  of  residential  area, 

(b)  removal  of  all  blighted  and  substandard  housing, 

(c)  removal  of  all  substandard  sheds  on  lanes, 

(d)  programme  for  rehousing  present  occupants  of  substandard 
housing, 

(e)  study  of  present  ages  of  family  heads, 

(f)  deliberate  screening  of  surrounding  railway  property  —  at 
least  100  feet  in  depth, 

(g)  redesigned  street  pattern  due  to  screening  areas  and  traffic 
patterns  at  overhead  bridge, 

(h)  possible  relocation  of  stock  yards, 

(i)  redevelopment  of  monument  area, 

(j)  recognition  of  surrounding  views. 

2.  Planning  Area  5  —  This  is  the  Central  Business  District. 
The  area,  while  not  infected  with  substantial  amounts  of  sub¬ 
standard  or  blighted  buildings,  is  intermixed  with  residential 
uses  and  is  presently  showing  signs  of  deterioration  in  its  eastern 
segment.  It  would  appear  to  require  direction,  rejuvenation 
and  reorganization.  It  is  recommended  that  the  City  of  Fort 
William  consider  entering  into  an  agreement  with  the  Federal 
and  Provincial  Governments  to  prepare  an  Urban  Renewal 
Scheme  for  this  area  and  that  the  following  broad  points  be 
given  consideration: 

(a)  extension  of  Simpson  Street  to  Donald  Street  and  ultimately 
to  Arthur  Street, 


(b)  extension  of  Miles  Street  east  of  May  Street  —  so  as  to 
eliminate  present  jog  at  that  intersection, 

(c)  the  redevelopment  of  the  downtown  area  on  a  two  block 
basis  with  the  internal  street  being  closed  to  through  traffic 
(see  drawing), 

(d)  the  inner  area  of  these  redevelopment  blocks  to  be 
devoted  to  parking, 

(e)  development  of  a  circulatory  route  around  the  downtown 
area  in  order  to  feed  the  proposed  parking  areas  and  to 
facilitate  traffic  movement.  This  route  would  follow  Miles, 
Vickers,  Donald  and  Simpson  (extension)  Streets  and  ideal¬ 
ly  be  one-way.  It  is  also  suggested  that  consideration  be 
given  to  the  extension  of  Donald  Street  to  Arthur  Street  via 
the  old  C.N.R.  right-of-way, 

(f)  ultimate  redevelopment  of  the  area  east  of  Simpson  Street 
as  Public  Open  Space  in  order  to  give  impetus  to  the  rede¬ 
velopment  of  the  Simpson  Street  area. 

(g)  an  amendment  to  the  zoning  by-law  to  prohibit  undesirable 
commercial  uses  (ie.  retailing)  in  the  area  between  Donald 
and  Arthur  Streets, 

(h)  acquisition  and  clearance  of  the  area  bounded  by  Miles, 
Archibald,  Leith  and  John  Streets  for  future  use  as  parking 
area, 

(i)  creation  of  a  plaza  in  front  of  St.  Patrick's  Cathedral, 

(j)  study  of  existing  residential  facilities  above  commercial 
uses. 

3  Neebing  River  Redevelopment  Area  —  In  order  to 
create  additional  areas  of  amenity;  to  improve  the  condition  of 
the  Neebing  River;  and  to  restore  it  to  a  more  vital  role  in  the 
community's  life,  it  is  recommended  that  the  City  of  Fort  William 
consider  the  long  range  redevelopment  of  both  sides  of  the 
Neebing  River  from  Waterloo  Street  to  Simpson  Street— this  re¬ 
development  to  take  the  form  of  park  land  and  adjacent  road¬ 
ways  which  would  be  continuations  of  Northern  and  Southern 
Avenues.  It  is  recommended  that  the  programme  be  com¬ 
menced  between  Waterloo  Street  and  Vickers  Street  and  that 
an  Urban  Renewal  Scheme  be  undertaken,  at  the  same  time, 
for  the  portion  of  Planning  Area  3,  lying  south  of  Northern 
Avenue,  and  west  of  Vickers  Street  with  potential  assistance 
from  the  Federal  and  Provincial  Governments. 
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4.  Planning  Area  17  —  Partial  Redevelopment  Area  —  It 

is  recommended  that  consideration  be  given  to  the  amendment 
of  the  zoning  by-law  to  allow  no  further  residential  development 
north  of  the  Neebing  River,  in  Planning  Area  17,  and  that  the 
existing  housing  in  the  Fort  Street  area  be  eventually  removed. 

5.  Planning  Area  2  —  Partial  Redevelopment  Area  —  It 
is  recommended  that  a  redevelopment  plan  be  made  for  that 
area  of  Simpson  Street  lying  between  Miles  and  Rowand  Street 
and  extending  to  the  C.P.R.  tracks. 

6.  Planning  Area  1 1  —  Partial  Redevelopment  Area  —  It 
is  recommended  that  a  redevelopment  plan  be  made  for  that 
area  of  Gore  Street  lying  between  James  Street  and  Ford 
Street  with  the  removal  of  all  existing  housing  and  that  this  area 
be  redeveloped  as  a  light  industrial,  semi-commercial  area. 

7.  Planning  Area  12  —  Partial  Redevelopment  Area  —  It 
is  recommended  that  a  redevelopment  plan  be  made  for  that 
area  of  Gore  Street  between  Neebing  Avenue  and  James  Street 
and  that  this  area  be  redeveloped  for  residential  purposes. 

8.  Planning  Area  18  —  It  is  recommended  that  consider¬ 
ation  be  given  to  amending  the  zoning  by-law,  where  neces¬ 
sary,  to  allow  no  further  residential  development  in  Planning 
Area  18.  It  is  also  recommended  that  the  City  of  Fort  William 
enter  into  an  agreement  with  the  Federal  and  Provincial  Gov¬ 
ernments  for  the  acquisition  and  clearance  of  the  existing  resi¬ 
dential  area  on  Mountain,  Superior  and  Homes  Streets,  lying 
south  of  the  C.N.R.  tracks  and  east  of  the  Canadian  Car  Com¬ 
pany.  This  area  is  presently  substantially  blighted  and  its  re¬ 
use  should  be  for  industrial  purposes. 

Rehabilitation  Areas: 

It  is  recommended  that  continuous  studies  be  under¬ 
taken  in  order  to  implement  renewal  programmes,  of  a  local 
nature,  in  these  areas.  The  success  of  a  rehabilitation  program¬ 
me  will  depend  to  a  large  extent  upon  the  interest  and  co-opera¬ 
tion  of  the  public  bodies,  service  groups,  and  individual  property 
owners.  Suggested  projects  could  be  the  improvement  or  elim¬ 
ination  of  back  lane  areas;  the  reorganization  of  the  May  Street 
highway  commercial  area  with  adequate  on-site  parking  facili¬ 
ties,  landscaping,  etc.,  or  the  up-lifting  of  the  Balmoral  light 
industrial  area. 

It  is  also  recommended  that  a  Maintenance  and  Occu¬ 
pancy  By-law  be  implemented  in  these  areas  with  particular 


regard  to  substandard  sheds  and  other  accessory  buildings, 
and  very  small,  poorly  constructed  residential  buildings.  This 
by-law  could  enable  the  spot  clearance  of  substandard  build¬ 
ings,  where  necessary,  and  result  in  the  general  improvement 
of  Rehabilitation  Areas  through  good  maintenance. 
Conservation  Areas: 

These  are  relatively  sound  areas  with  little  immediate 
cause  for  concern.  As  such,  they  must  be  protected  by  a  sound 
effective  zoning  by-law  and  other  related  enforcement  codes. 
It  is  equally  important  to  control  the  incidence  of  through  traffic 
in  these  areas.  An  example  of  unprotecting  zoning  occurs  in 
Area  14  where  some  areas  of  single  family  housing  are  present¬ 
ly  zoned  R3  (multiple  family  uses).  The  by-law  should  be  amend¬ 
ed  in  these  cases  to  read  Rl. 

PORT  ARTHUR: 

It  is  encouraging  to  note  that  a  very  extensive  capital 
works  programme  has  been  carried  out  in  the  City  of  Port 
Arthur.  This  programme  includes  major  improvements  to  the 
sewage  disposal  and  water  works  system  as  well  as  street 
paving  improvements  throughout  the  city.  From  a  renewal 
point  of  view,  these  services  are  essential  and  it  is  recom¬ 
mended  that  these  programmes  be  continued  and  given  prime 
consideration  with  the  ultimate  aim  being  the  standardization 
of  services  throughout  the  city  The  programmes  of  major 
concern  are: 

(a)  curbing  and  paving  of  streets  (45%  of  present  streets  are 
paved), 

(b)  storm  sewer  system, 

(c)  planting  of  trees  on  boulevards. 

The  accompanying  map  indicates  the  recommended 
type  of  renewal  programme  to  be  undertaken  in  each  of  the 
Planning  Areas. 

Redevelopment  Renewal  Areas: 

It  is  recommended  that  several  areas  in  the  city  be 
designated  in  the  Official  Plan  as  Redevelopment  Areas.  Priori¬ 
ties  have  not  been  indicated  because  of  the  similarities  of  the 
problems  concerned  in  each  of  the  major  redevelopment  areas. 
However,  it  may  be  suggested  that  the  effect  of  commencing 
renewal  programmes  in  Planning  Area  12  could  be  greatly 
beneficial  to  the  city  as  a  whole. 
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1.  Planning  Area  5  —  Partial  Redevelopment  Area  — 

This  is  an  area  of  mixed  land  uses  —  extending  from  single 
family  dwelling  units,  to  industrial,  to  commercial  and  to  high¬ 
way  commercial  uses.  In  respect  to  existing  housing,  much  of 
which  is  substandard,  the  area  reflects  a  condition  of  environ¬ 
mental  blight.  The  area  is  generally  poorly  organized,  visually 
depressing,  and  detrimental  to  any  new  development  which 
occurs.  It  is  recommended  that  the  City  of  Port  Arthur  consider 
the  advisability  of  entering  into  an  agreement  with  the  Federal 
and  Provincial  Governments  to  prepare  an  Urban  Renewal 
Scheme  for  this  area  and  that  in  the  preparation  of  this  scheme, 
the  following  points  be  considered: 

(a)  the  removal  of  all  existing  housing  in  the  area  between 
Cumberland  Street  and  the  C.P.R.  tracks, 

(b)  the  removal  of  all  substandard  and  blighted  non-residential 
buildings, 

(c)  the  rezoning  of  the  area  for  highway  commercial  and  re¬ 
lated  uses  only. 

2.  Planning  Areas  19  &  20  —  This  is  also  an  area  of 
mixed  land  uses.  The  existing  housing  development  in  Area  19 
is  much  more  concentrated  than  in  Area  5  but  at  the  same  time 
it  is  virtually  stagnant.  The  present  zoning  policy  allows  for 
little  new  development  and  as  a  result  the  area  is  completely 
cut-off  from  other  residential  areas.  It  will  never  expand  to  the 
size  of  a  recognized  neighbourhood.  At  present,  there  are  ap¬ 
proximately  239  dwelling  units  in  Planning  Area  19  and  a  sub¬ 
stantia]  number  of  these  are  substandard  and  blighted.  It  is 
expected  they  will  be  further  depressed  by  the  present  admix¬ 
ture  of  surrounding  land  use.  In  addition,  large  areas  of  Planning 
Areas  19  <S  20  have  been  developed  in  a  haphazard  manner 
with  a  resulting  extrav agent  wasteage  of  land.  It  is  recommend¬ 
ed  that  the  City  of  Port  Arthur  enter  into  an  agreement  with  the 
rederal  and  Provincial  Governments  to  prepare  an  Urban  Re¬ 
newal  Scheme  for  this  area  and  that  the  following  points  be 
considered: 

(a)  a  redevelopment  scheme  for  Planning  Areas  19  and  20  to 
be  developed  as  a  unit, 

(b)  the  eventual  removal  of  all  existing  housing  units, 

(c)  programme  for  rehousing  present  occupants, 

(d)  the  redevelopment  of  Memorial  Avenue  as  a  divided  high¬ 
way  to  ease  traffic  crossings  at  peak  periods, 
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(e)  the  potential  removal  of  overhead  wires  from  Memorial 
Avenue, 

(f)  the  landscaping  of  both  public  and  private  properties  on 
Memorial  Avenue, 

(g)  methods  which  could  be  implemented  to  screen  existing 
large  service  and  storage  yards, 

(h)  a  redesigned  zoning  by-law  for  the  entire  area, 

(i)  a  redesigned  street  pattern. 

3.  Planning  Area  12  —  This  is  the  Central  Business  Dis¬ 
trict.  It  is  presently  an  area  of  mixed  commercial  and  residential 
use  with  a  fair  amount  of  substandard  or  undesirable  housing 
units,  particularly  in  its  southern  segment.  It  is  an  area  which 
would  appear  to  require  direction,  rejuvenation,  reorganiza¬ 
tion,  and  particulaly  redefinition  in  an  effort  to  encourage  its 
consolidation.  It  is  recommended  that  the  City  of  Port  Arthur 
consider  the  advisability  of  entering  into  an  agreement  with 
the  Federal  and  Provincial  Governments  to  prepare  an  Urban 
Renewal  Scheme  for  this  area  and  that  the  following  points  be 
given  consideration: 

(a)  redefinition  of  the  Central  Business  District  to  include  only 
that  area  bounded  by  Algoma,  Cameron,  Water  and  Wilson 
Streets, 

(b)  redevelopment  of  the  downtown  area  on  a  two  block  basis 
with  the  internal  street  being  closed  'to  through  traffic 
(see  drawing), 

(c)  the  inner  area  of  the  redevelopment  blocks  to  be  devoted  to 
parking, 

(d)  ultimate  redevelopment  of  all  or  part  of  the  area  bounded 
by  Cumberland,  Manitou,  Court  and  Wilson  Streets  as 
Public  Open  Space  —  in  order  to  create  a  visual  definition 
of  the  business  district  and  to  provide  needed  park  area  for 
the  neighbouring  residential  area; 

(e)  an  amendment  to  the  zoning  by-law  to  rezone  the  area 
bounded  by  Bay,  Algoma,  Wilson  and  Cumberland  Streets 
as  a  multiple  family  area  with  allowances  for  commercial 
uses  on  Bay,  Algoma  and  Cumberland  Streets  only, 

(f)  an  amendment  to  the  zoning  by-law  to  rezone  the  area 
bounded  by  Cameron,  Algoma,  McVicar  Creek,  and  Cum¬ 
berland  Streets  as  a  multiple  family  area  with  allowances 
for  highway  commercial  uses  on  Cumberland  Street,  and 
office  type  development  on  the  north  side  of  Cameron 
Street, 
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(g)  study  of  existing  residential  facilities  above  commercial  uses 

(h)  consideration  be  given  to  the  future  roofing  over  of  the  City 
Parking  lot  in  front  of  the  P.U.C.  Building  —  with  this  roof 
area  becoming  a  plaza  to  be  integrated  with  both  the 
Prince  Arthur  Hotel  and  its  gardens  and  the  C.P.R.  station. 
The  plaza  could  be  developed  with  the  tourist  information 
centre,  shops  catering  particularly  to  the  tourist  trade,  a 
restaurant,  and  areas  of  public  open  space  for  civic  activ¬ 
ities  and  from  which  to  view  the  proposed  Marina  and  Lake 
Superior. 

4.  Planning  Area  1  —  Partial  Redevelopment  Area  — 

This  is  a  small  fringe  area,  located  north  of  the  Frederick  Street 
Hydro  right-of-way  and  west  of  the  Strathcona  Golf  Club,  which 
has  a  high  proportion  of  very  substandard  and  blighted  housing. 
In  addition,  it  is  poorly  subdivided.  It  is  recommended  that  a  re¬ 
development  plan  be  made  for  this  area  which  would  include  the 
removal  of  all  blighted  and  substandard  housing;  a  resubdivision 
plan  for  the  residential  area;  and  the  redefinition  of  the  Current 
River  -  Trowbridge  Falls  parks  boundaries. 

5.  Planning  Area  16  —  Partial  Redevelopment  Area  — 
This  is  an  area  of  scattered  fringe  development  with  a  sub¬ 
stantial  amount  of  substandard  housing  units.  It  is  located  in  the 
western  portion  of  Planning  Area  16  and  adjoins  McIntyre  Town¬ 
ship.  The  proposed  Lakehead  Expressway  right-of-way  will 
absorb  a  portion  of  the  blighted  area.  With  the  construction  of 
the  Lakehead  Expressway,  Carl  Street  will  be  virtually  severed 
from  the  rest  of  Port  Arthur.  It  is  therefore  recommended  that 
any  redevelopment  plan  for  Carl  Street  must  be  considered  as 
an  integral  part  of  the  proposed  redevelopment  scheme  for  the 
adjacent  jumbo  Gardens  Area  (see  recommendations  for 
Shuniah). 

Rehabilitation  Areas: 

Rehabilitation  areas  are  those  which  do  not  require  major 
clearance  programmes.  However,  spot  clearance  is  sometimes 
necessary  and  in  some  respect  or  other,  the  area  requires  im¬ 
provement.  It  is  recommended  that  continuous  studies  be  under¬ 
taken  of  these  areas  to  formulate  rehabilitation  programmes  for 
local  implementation.  The  success  of  a  rehabilitation  program¬ 
me  will  depend  to  a  large  extent  on  the  interest  and  co-operation 
of  the  affected  public  bodies,  service  groups  and  individual 
property  owners.  Suggested  projects  could  be  the  establish¬ 


ment  of  park  areas  in  Planning  Area  13;  a  clearer  physical  defi¬ 
nition  between  highway  commercial  and  residential  uses  in 
Planning  Area  18;  the  rehabilitation  and  definition  ot  the  major 
recreation  area  in  Planning  Area  18;  the  cleanup,  and  redesign 
of  the  McVicar's  Creek  area  with  the  potential  unification  of 
adjacent  residential  areas  by  means  of  walkways,  bridges,  etc. 

It  is  recommended  that  a  Maintenance  and  Occupancy 
By-law  be  established  in  these  areas  with  particular  regard  to 
substandard  sheds  and  other  accessory  buildings,  and  the  very 
small,  poorly  constructed  residential  buildings.  Such  a  by-law 
would  facilitate  the  spot  clearance  of  blighted  buildings,  where 
necessary,  and  assisted  by  a  good  maintenance  programme 
would  result  in  the  general  improvement  of  Rehabilitation  Areas. 
The  importance  of  this  by-law  can  be  illustrated  by  referring  to 
the  Rehabilitaion  Area  in  the  west  portion  of  Planning  Area  15. 
The  maintenance  and  condition  of  a  large  number  of  residences 
—  particularly  towards  Red  River  Road  —  leaves  much  to  be 
desired  and  if  corrective  measures  are  not  forthcoming;  it  is  ex¬ 
pected  that  deterioration  will  increase  and  perhaps  extend  to 
the  adjacent  sound  areas. 

Conservation: 

These  are  relatively  sound  areas  with  little  immediate 
cause  for  concern.  As  such,  they  must  be  protected  by  a  sound 
effective  zoning  by-law  and  their  related  enforcement  codes 
It  is  equally  important  to  control  the  incidence  of  through  traffic 
in  these  areas.  In  some  of  the  older  Conservation  Areas,  the  oc¬ 
currence  of  conversions  from  single  family  to  two  family  dwell¬ 
ings  can  be  expected  and  must  be  accomplished  in  the  best 
possible  manner  so  as  to  avoid  deteriorating  neighbourhood 
effects. 


NEEBING: 

The  areas  of  renewal  concern  in  the  Municipality  of 
Neebing  would  appear  to  fall  into  four  main  groupings; 

1.  A  substantial  number  of  substandard  dwelling  units. 

2.  A  large  number  of  non-conforming  uses  and  therefore  a  large 
number  of  unprotected  uses. 

3.  A  declining  agricultural  base  in  the  Townships  of  Blake, 
Crooks,  and  Pardee  with  subsequent  deterioration  in  the 
physical  conditions. 

4.  A  need  for  water  and  sewer  service  in  the  Township  of  Neeb- 
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ing  to  alleviate  poor  well  conditions,  where  they  exist,  and  to 
enable  the  sound  expansion  of  existing  residential  areas. 

Each  of  these  categories  will  be  discussed  separately. 

1.  As  far  as  can  be  ascertained  at  the  present  time,  the 
recently  announced,  expanded  programme  of  participation  by 
the  Federal  and  Provincial  Governments  in  Urban  Renewal 
Schemes  is  not  directed  to  rural  municipalities  of  low  densities 
— such  as  the  Municipality  of  Neebing.  Therefore,  other  solutions 
must  be  looked  for  to  improve  or  remove  the  existing  substandard 
housing  conditions.  Recent  amendments  to  the  Planning  Act 
now  make  it  possible  for  a  municipality  to  enforce  a  Maintenance 
and  Occupancy  By-law  (see  Part  4-2).  It  is  recommended  that 
the  Municipality  of  Neebing  adopt  such  a  by-law  to  be  applica¬ 
ble  to  all  four  Townships  and  that  this  by-law  be  primarily 
designed  to  control  the  use  of  very  small  residential  buildings 
and  the  structural  condition  of  substandard  residences.  The 
implementation  of  such  a  by-law  may  result  in  spot  clearances 
and  should  result  in  a  gradual  improvement  of  substandard 
buildings.  It  is  suggested  that  this  procedure  be  tested  for  the 
next  five  years.  At  the  end  of  the  five  year  period,  the 
results  should  be  assessed  and  if  conditions  have  not  improved 
substantially,  then  endeavours  should  be  made  to  reach  an 
agreement  with  the  Province  to  undertake  an  Urban  Renewal 
Scheme. 

2.  In  order  to  protect  existing  development  from  possible 
deteriorating  influences,  it  is  desirous  to  enforce  a  sound  zoning 
by-law.  In  Part  3-4  of  this  report,  indication  has  been  made  of 
the  large  number  of  non-conforming  residential  units.  It  is  recom¬ 
mended  that  the  Neebing  Planning  Board  restudy  its  Zoning 
By-law  for  the  Township  of  Neebing,  on  the  basis  of  the  statistics 
collected  during  this  study  and  the  present  number  of  Commit¬ 
tee  of  Adjustment  cases,  with  view  to  its  amendment.  The  follow¬ 
ing  points  are  offered  for  consideration: 

(a)  The  present  principle  of  limiting  residentially  zoned 
areas  to  those  areas  within  one  mile  of  an  existing  school  could 
remain  as  a  statement  of  policy  in  the  Official  Plan  but  that  in 
the  implementation  of  this  policy,  by  means  of  the  Zoning 
By-law,  greater  consideration  be  given  to  existing  local  condi¬ 
tions  For  example,  existing  plans  of  subdivision  should  not  be 
partly  in  and  partly  out  of  a  residential  area;  the  last  few  lots 
at  the  western  end  of  Rosslyn  Road  which  are  presently  zoned 
rural  are  logically  a  part  of  the  neighbouring  residential  area. 
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(b)  A  closer  look  at  existing  residential  groupings  which 
are  now  zoned  as  rural  areas  to  determine  if  their  only  fault  is 
prematurity.  In  instances  where  this  is  the  case,  it  is  suggested 
that  a  residential  classification  be  given  to  the  area  perhaps 
a  low  density  or  a  country  residence  designation. 

(c)  A  definite  statement  of  policy  in  regard  to  the  pre¬ 
sently  industrial  zoned  residences  on  Rosslyn  Road. 

3.  With  the  implementation  of  a  Maintenance  and  Occu¬ 
pancy  By-law,  it  is  hoped  that  the  condition  of  existing  build¬ 
ings  in  Blake,  Crooks,  and  Pardee  can  be  improved.  The 
present  enforcement  codes  in  these  three  Townships  are  to  be 
commended  and  should  be  given  continued  application.  It  is 
suggested  that  the  redevelopment  of  these  areas  can  only 
be  accomplished  with  the  assistance  of  the  ARDA  (Agricultural 
Rehabilitation  and  Development  Act)  programmes  and  the 
Lakehead  Region  Conservation  Authority. 

4.  The  present  investigations  being  undertaken  by  the 
Council  of  the  Municipality  of  Neebing  to  determine  the  most 
advantageous  methods  of  installing  water  and  sewer  services 
to  the  Township  of  Neebing  are  to  be  encouraged.  The  eventu¬ 
al  implementation  of  a  servicing  programme  is  a  major  step 
in  the  renewal  process  and  its  commencement  is  strongly  reco¬ 
mmended. 

In  addition  to  the  above  points,  it  is  recommended  that 
the  Municipality  of  Neebing  consider  (a)  the  designation  of 
the  Stanley  Park  area  on  Arthur  Street  as  a  future  redevelop¬ 
ment  area,  with  possibilities  of  future  government  assistance. 
Its  relationship  to  the  Airport  and  to  other  residential  areas 
would  suggest  that  this  land  is  more  aptly  suited  for  Highway 
Commercial  and  Light  Industrial  uses  (b)  the  desirability  and 
the  necessity  of  providing  future  access  at  Riverdale  Road 
from  the  South  Neebing  area  to  the  Vickers  Heights  area  and 
also  additional  access  between  Vickers  Heights  and  the  Rosslyn 
Road  area  (c)  the  introduction  of  a  tree  planting  programme 
along  the  railroads  to  create  amenity  and  protection  to  existing 
and  future  development  in  both  Vickers  Heights  and  Rosslyn 
Road  areas. 

PAIPOONGE: 

Except  for  a  relatively  small  concentration  of  residential 
development  in  Rosslyn  Village,  the  Municipality  of  Paipoonge 
is,  strictly  speaking,  a  rural  area.  Such  problems,  as  exist  would 
appear  to  stem  from  a  declining  interest  in  farming  activities. 


In  order  to  accomplish  the  effective  renewal  of  the  physical 
buildings,  the  renewal  of  the  land  must  first  be  considered 
and  the  future  function  of  the  area  determined.  It  is  recom¬ 
mended  that  the  Municipality  seek  ihe  assistance  of  the  ARDA 
(Agricultural  Rehabilitation  and  Development  Act)  programmes 
to  determine  its  best  solution. 

With  regard  to  the  incidence  of  substandard  housing,  it 
is  recommended  that  the  Municipality  consider  the  establish¬ 
ment  of  a  Maintenance  and  Occupancy  By-law,  as  outlined 
previously  for  Neebing  and  in  Part  4-2  of  this  report. 

It  is  felt  that  new  development  is  being  directed  and 
controlled  by  the  existing  Zoning  By-law  with  the  possible 
exception  of  the  residential  development  in  the  Twin  City 
Crossroads  area,  dying  between  Highway  17  and  Rosslyn 
Road.  This  area,  which  is  presently  zoned  for  rural  uses,  is 
almost  continuously  developed  with  residential  uses.  It  is 
recommended  that  the  Zoning  By-law  be  amended  to  recognize 
this  existing  situation. 

It  is  suggested  that  a  future  development  plan  be  made 
for  the  Rosslyn  Village  area  to  indicate  desired  patterns  of 
growth  and  the  methods  of  utilizing  the  existing  long  narrow 
lots. 


SHUNIAH: 

The  areas  of  renewal  concern  in  the  Municipality  of 
Shuniah  would  appear  to  fall  into  the  following  categories: 

1.  The  present  substandard  condition  of  the  Jumbo  Gardens 
area.  (Area  #1.) 

2.  A  substantial  number  of  substandard  dwelling  units  in 
other  areas. 

3.  The  approval  of  the  proposed  zoning  by-law. 

1.  This  is  an  area  of  substantial  substandard  housing 
and  is  located  immediately  adjacent  to  the  City  of  Port  Arthur. 
It  is  recommended  that  the  Jumbo  Gardens  area  be  designated 
a  Redevelopment  Area  in  the  Official  Plan.  Despite  the  previous 


statement,  which  indicated  the  probable  inapplicability  of 
present  Urban  Renewal  legislation  to  rural  areas,  it  is  recom¬ 
mended  that  the  Municipality  of  Shuniah  endeavor  to  enter  into 
an  agreement  with  the  Federal  and  Provincial  Governments  to 
undertake  an  Urban  Renewal  Scheme  for  the  area  bounded  by 
Dawson  Road,  Piccadilly  Avenue,  John  Street  extension  and 
Dublin  Avenue,  known  as  Jumbo  Gardens,  and  that  the  follow¬ 
ing  points  be  considered: 

(a)  The  necessity  of  integrating  any  proposed  redevelop¬ 
ment  scheme  for  Jumbo  Gardens  with  Carl  Avenue  (Port  Arthur). 
This  may  suggest  a  joint  application  by  the  Municipality  of 
Shuniah  and  the  City  of  Port  Arthur  to  the  Province  for  approval 

(b)  The  redevelopment  of  the  area  as  a  residential  com¬ 
munity  with  a  commercial  area  along  Dawson  Road. 

(c)  The  necessity  of  the  installation  of  a  sewer  and  water 
system. 

(d)  The  removal  of  all  substandard  and  blighted  housing. 

(e)  A  programme  for  rehousing  existing  occupants. 

(f)  A  redesigned  street  pattern  along  the  existing  frame¬ 
work  to  provide  for  increased  residential  amenity. 

(g)  The  creation  of  park  areas. 

2.  With  regard  to  the  occurrence  of  substandard  housing 
in  other  areas,  it  is  recommended  that  the  Municipality  of 
Shuniah  adopt  a  Maintenance  and  Occupancy  By-law  and 
that  this  by-law  be  applicable  to  all  three  Townships  and  pri¬ 
marily  directed  to  control  the  use  of  very  small  residential 
buildings  and  the  structural  condition  of  substandard  buildings 
(see  previous  statements  for  Neebing  and  Part  4-2  of  this  report). 

3.  From  the  development,  renewal  and  control  point  of 
view,  it  is  essential  that  the  proposed  Zoning-By-law  be  put  into 
effect  in  the  Municipality  of  Shuniah.  While  difficulties  have 
arisen  with  regard  to  its  approval,  they  must  be  resolved,  by 
those  concerned,  as  soon  as  possible.  With  its  approval,  the 
by-law  can  then  be  exercised,  tested  and  restudied,  if  and 
where  conditions  warrant  it. 


4-4  THE  ROLE  OF  THE  LAKEHEAD  RENEWAL 

The  major  causes  of  blight  include  poverty,  inadequate 
maintenance,  overcrowding,  and  a  deficient  physical  environ¬ 
ment.  Corrective  systems  must  be  established  which  can  offer 
accommodation  assistance  to  the  poor,  maintenance  and  occu¬ 
pancy  by-laws  for  the  preservation  of  existing  stock,  effective 
inspection  and  enforcement  of  standards,  and  replacement  when 
the  problem  has  become  too  serious  for  amelioration.  In  the  past, 
the  effects  of  the  many  Boards  and  agencies  concerned  with 
building  and  planning  has  been,  to  some  extent,  of  a  negative 
nature  Poor  pratices  could  be  stopped  or  not  allowed  to 
develop,  but  it  has  been  difficult  to  offer  positive  encourage¬ 
ment  to  the  area.  The  Lakehead  Region  Conservation  Authority 
will  be  able  to  assist  in  the  improvement  of  the  regional  environ¬ 
ment  and  the  Agricultural  Rehabilitation  and  Development  Act 
can  be  exercised  to  uplift  the  rural  areas.  To  complete  the 
picture,  the  role  of  the  Lakehead  Renewal  Authority  should  be 
to  co-ordinate  and  develop  positive  measures  for  the  improve- 


AUTHORITY: 

ment  of  the  physical  environment.  A  positive  approach  is  vital, 
since  the  age  of  much  of  the  area's  physical  stock  is  rapidly  ap¬ 
proaching  the  point  of  remedial  action. 

To  foster  this  aim,  the  role  of  the  Lakehead  Renewal 
Authority  would  be  to  assist  in  creating  regional  concern  for 
housing  and  renewal  programmes;  to  organize  for  effective 
professional  and  technical  action  under  the  available  Federal 
and  Provincial  programmes;  to  develop  individual  citizen  interest 
in  home  and  neighbourhood  improvements;  and  to  establish  pilot 
projects  which  will  demonstrate  the  improvement  potential.  The 
Lakehead  Renewal  Authority  should  act  as  a  primary  research 
and  co-ordination  agency  to  assist  individual  Boards  and  Au¬ 
thorities  in  making  the  best  co-ordinated  use  of  Federal  and 
Provincial  grants  —  particularly  in  relation  to  the  rural  areas. 
The  thoughts,  talents  and  time  of  the  people  of  the  Lakehead 
area  must  be  encouraged  and  utilized  in  order  to  create  a  finer 
and  more  prosperous  Lakehead. 
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APPENDIX 


Full  copies  of  the  unabridged  text  are  in  the  process  of 
preparation  and  will  be  available  in  a  limited  edition.  In  addi¬ 
tion,  the  following  booklets  and  statistics  are  presently  available. 

1.  Household  Questionnaire  Results 

2.  Study  of  the  Aging  Questionnaire  Results 

3.  Pedestrian  Questionnaire  Results 

4.  Business  Questionnaire  Results 

5.  Outdoor  Advertising  and  Urban  Renewal 

— A  report  to  the  Director  of  Planning,  Lakehead  Plan¬ 
ning  Board,  prepared  on  behalf  of  Claude  Neon  Ruddy 
Kester  Limited  by  Norman  Pearson,  Planning  Consul¬ 
tant,  Hamilton — concerning  the  principles  which  should 
apply  to  the  regulation  of  Outdoor  Advertising  with 
particular  reference  to  Urban  Renewal. 

6.  Compilations  of  the  housing  statistics  by  block,  plan¬ 
ning  area  and  municipality. 


Information  concerning  the  above  can  be  obtained  at: 
The  Lakehead  Planning  Board, 

995  Memorial  Avenue, 

Port  Arthur,  Ontario. 
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